
 

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

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

Mayor Dale Byrne 
Councilmembers Jeff Baron, Hans Buder, Bob Delves, and 

Alissandra Dramov 

All meetings are held in the City Council Chambers 
East Side of Monte Verde Street 
Between Ocean and 7th Avenues 

 
Special Meeting 

Monday, December 1, 2025 
3:00 PM 

 
HYBRID MEETING ATTENDANCE OPTIONS 
This meeting will be held in person and via teleconference ("hybrid"). The public is welcome to attend the 
meeting in person or remotely via Zoom, however, the meeting will proceed as normal even if there are 
technical difficulties accessing Zoom. The City will do its best to resolve any technical issues as quickly as 
possible. To view or listen to the meeting from home, you may also watch the live stream on the City's 
YouTube page at: https://www.youtube.com/@CityofCarmelbytheSea/streams. To participate in the 
meeting via Zoom, copy and paste the link below into your browser. 
 

https://ci-carmel-ca-us.zoom.us/j/81991221369 
Webinar ID: 819 9122 1369 
Passcode: 055985 
Dial in: (253) 215-8782 

 
HOW TO OFFER PUBLIC COMMENT 
The public may give public comment at this meeting in person, or use the Zoom teleconference module, 
provided that there is access to Zoom during the meeting. Zoom comments will be taken after the in-
person comments. The public can also email comments to cityclerk@ci.carmel.ca.us. Comments must be 
received at least 2 hours before the meeting in order to be provided to the legislative body. Comments 
received after that time and up to the beginning of the meeting will be made part of the record. 
 
PUBLIC COMMENT GUIDELINES FOR SPECIAL MEETINGS 
During Special City Council Meetings, public comments are permitted on items listed on the agenda. After 
each item on the agenda is introduced, the Mayor will invite public comment on that item. Each speaker 
has 3 minutes to speak unless otherwise adjusted by the Mayor. While stating your name is optional, it 
helps to identify speakers in the meeting minutes. Remote or in-person participants who do not comply 
with the requirements of the Brown Act will be muted. 
 
RECESS - The City Council will take a 30-minute break around 6:30 p.m. if needed. 

  

CALL TO ORDER AND ROLL CALL 
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CONSENT AGENDA (Estimated time - 5 min) 
Items on the consent agenda are routine in nature and do not require discussion or independent action. 
Members of the Council or the public may ask that any items be considered individually for Council discussion 
and/or for public comment. Unless that is done, one motion may be used to adopt all recommended actions.  

 

 1) November 3, 2025, Special Meeting Minutes and November 4, 2025, Regular and 
Special Meeting Minutes 

 

 2) October 2025 Monthly Reports 
 

 3) October 2025 Check Register Summary 
 

 4) Resolution 2025-100 authorizing the City Administrator to execute Amendment No. 
2 to the consultant agreement with Veronica Tam & Associates to increase the total 
contract amount to $77,249.00 and extend the term to December 31, 2026 

 

 5) Resolution 2025-101 Authorizing the City Administrator to execute Amendment No. 
2 to the Janitorial Services Agreement with Pureserve for a total not-to-exceed 
amount of $149,000 for the term of January 1, 2026 to June 30, 2026.  

 

ORDERS OF BUSINESS 
Orders of Business are agenda items that require City Council discussion, debate, direction to staff, and/or 
action. 

 

 6) Receive a Presentation on the StreetSaver Pavement Management System by 
Nichols Consulting Engineers (Estimated time - 20 min) 

 

 7) Receive an update on the Design Traditions 1.5 Project, and provide feedback and 
direction to staff (Estimated time - 90 min)  

 

ADJOURNMENT 
 

 
This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, 
Harrison Memorial Library, located on the NE corner of Ocean Avenue and Lincoln Street, the Carmel-by-
the-Sea Post Office, 5th Avenue between Dolores Street and San Carlos Street, and the City's webpage 
(http://www.ci.carmel.ca.us) in accordance with applicable legal requirements. 
 
CORRESPONDENCE AND SUPPLEMENTAL MATERIALS 
Any correspondence or supplemental materials related to items on this agenda that are received after the 
agenda has been posted will be distributed to the City Council and made available for public review at City 
Hall (Monte Verde Street between Ocean and Seventh Avenues) during regular business hours. Written 
comments emailed to the City Clerk will not be read aloud, but will be posted online with the related 
agenda at: https://carmelbytheseaca.portal.civicclerk.com/. 
 
SPECIAL NOTICES TO PUBLIC 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the City Clerk's Office at 831-620-2000 at least 48 hours prior to the meeting to 
ensure that reasonable arrangements can be made to provide accessibility to the meeting (28CFR 
35.102-35.104 ADA Title II). 
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

CONSENT AGENDA (Estimated time - 5 min) 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Nova Romero, City Clerk 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  November 3, 2025, Special Meeting Minutes and November 4, 

2025, Regular and Special Meeting Minutes 
 

RECOMMENDATION: 
Approve Draft Minutes. 
 
BACKGROUND / SUMMARY: 
The City Council routinely approves minutes of its meetings. 
 
FISCAL IMPACT: 
None. 
 
PRIOR CITY COUNCIL ACTION: 
None. 
 
ATTACHMENTS: 
1. 11-3-2025 CC Special Meeting Minutes 
2. 11-4-2025 CC Regular Meeting Minutes 
3. 11-4-2025 CC Special Meeting Minutes 
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

SPECIAL MEETING MINUTES 

Monday, November 3, 2025 

CALL TO ORDER AND ROLL CALL  
Mayor Byrne called the meeting to order in the Council Chambers at 3:00 p.m. 
Roll call: Councilmembers Jeff Baron, Hans Buder, Alissandra Dramov, Mayor Pro Tem Delves, 
and Mayor Dale Byrne were present.  

CONSENT AGENDA 
Mayor Byrne pulled item #6 from consent, and Councilmember Buder pulled item #5 from 
consent.  

Motion by Councilmember Baron to adopt Consent agenda items #1-4, and #7, seconded 
by Mayor Pro Tem Delves, and approved 5-0-0-0 by the following roll call vote:  
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 

The following consent agenda items were approved by the above motion: 

Item 1 - October 6, 2025, Special Meeting Minutes and October 7, 2025, Regular Meeting Minutes 
- Approved 5-0-0-0

Item 2 - September 2025 Monthly Reports - Approved 5-0-0-0 

Item 3 - September 2025 Check Register Summary - Approved 5-0-0-0 

Item 4 - Resolution 2025-092 approving a request from Girls on the Run Central Coast to hold a 
"Girls On The Run Family 5K" in Carmel-by-the-Sea on Saturday, January 10, 2026, and granting 
an exemption to Chapter 8.56 of the Municipal Code prohibiting sound amplification and the 
closure of certain streets and the Del Mar parking lot. - Approved 5-0-0-0 

Item 7 - Resolution 2025-098 authorizing the City Administrator to execute a professional services 
agreement with Technology Integration Group for Managed Detection and Response Services in 
an amount not to exceed $92,937 through October 31, 2028 - Approved 5-0-0-0 

ATTACHMENT 1
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City Council Special Meeting Minutes – November 3, 2025 
Page 2 of 7 
 
ITEMS PULLED FROM CONSENT 
 
Item 5 - Resolution 2025-093 approving a budget amendment in the amount of $17,514.09 to the 
Fiscal Year 2025-2026 Adopted Budget to Recognize and Appropriate Groundwork Grant Funds 
Awarded for City Art Preservation 

Mayor Byrne asked whether the grant activity could be delayed, since the Harrison Memorial 
Library building renovations will begin in about a year. Local Historian Katie O’Connell said she 
would look into this, but the grant currently requires the funds to be used by March 2026. She 
noted that the UV film could still be installed at the library to provide protection for the coming 
year, and the UV film for the Council Chambers windows would not be affected by the HML 
renovation. 

Public comment: None 
 
Motion by Mayor Pro Tem Delves to adopt Resolution 2025-093 approving a budget 
amendment of $17,514.09 to Recognize and Appropriate Groundwork Grant Funds 
Awarded for City Art Preservation, seconded by Councilmember Dramov, and approved 5-
0-0-0 by the following roll call vote: 
AYES: Councilmembers Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 
 
 
Item 6 - Resolution 2025-095 Authorizing an Agreement with Precision Concrete Cutting for 
Citywide Sidewalk Offset Shaving in an amount not to exceed $173,804. 
 
Mayor Byrne asked Public Works Director Ken Wysocki to explain the value of the agreement. 
Mr. Wysocki reported that Precision Concrete completed a comprehensive assessment of City 
sidewalks, documenting approximately 6,500 linear feet that can be leveled. He noted that the 
company’s specialized equipment allows these repairs to be completed more quickly and at 
significantly lower cost than traditional methods. 
 
Public Comment: None 
 
Motion by Mayor Pro Tem Delves to adopt Resolution 2025-095 for an agreement with 
Precision Concrete Cutting for Citywide Sidewalk Offset Shaving in an amount not to 
exceed $173,804, seconded by Councilmember Dramov, and approved 5-0-0-0 by the 
following roll call vote:  
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 
 

ATTACHMENT 1
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City Council Special Meeting Minutes – November 3, 2025 
Page 3 of 7 
 
 
ORDERS OF BUSINESS 
 
Item 8 - Resolution 2025-094 approving the At-Will (Unrepresented) Compensation and Benefits 
Plan in compliance with California Code of Regulations (CCR) section 571 and addressing 
findings of a CalPERS audit  

HR Manager Marisa Bermudez presented the item, explaining the requirement for the City to 
formally adopt a compensation and benefits plan for At-Will (Unrepresented) employees to comply 
with CalPERS regulations. 

Public Comment: None. 

Councilmember Buder requested that a future agenda item be scheduled to review At-Will 
employee compensation and compare it with similar jurisdictions. Councilmember Baron 
disagreed, stating he did not believe such a discussion would be productive and preferred 
maintaining flexibility in At-Will contracts. City Administrator Rerig recommended adopting the 
Resolution to address CalPERS compliance and noted that Council may choose to bring back a 
separate discussion on At-Will compensation in the future. 

Motion by Councilmember Baron to adopt Resolution 2025-094 approving the At-Will 
(Unrepresented) Compensation and Benefits Plan, seconded by Mayor Pro Tem Delves, 
and approved 5-0-0-0 by the following roll call vote:  
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
 
 
Item 9 - Resolution 2025-097 Adopting an Amended Water Allocation Policy for the City of 
Carmel-by-the-Sea (CMC 17.50.030)  
 
Principal Planner Marnie Waffle presented the item, summarizing MPWMD’s allocation of 14 acre-
feet of water to the City, the Planning Commission’s recommended allocation, and the revised 
Resolution prepared based on Council direction from the October 7 meeting. 
 
Public Comment: 
Nancy Twomey 
Maria Ruess 
David Amooi 
 
Council discussed the allocation categories. Mayor Pro Tem Delves and Councilmember Dramov 
supported returning to the Planning Commission’s original recommendation and emphasized the 
need for a more focused future discussion on ADU water allocation due to its complexity. 
 

ATTACHMENT 1
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City Council Special Meeting Minutes – November 3, 2025 
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Councilmember Baron suggested adding language to the Resolution to limit water allocation to  
ADUs within the single-family residential category if they stay under the floor area ratio specified 
in Carmel Municipal Code (CMC) Section 17.10.030. D. He also noted challenges restaurants 
face in obtaining water credits and suggested considering a small carve-out within the commercial 
category. 
 
Councilmember Buder clarified that the October 7 motion was intended to provide an interim 
allocation to allow applicants to begin accessing water credits, with the understanding that 
commercial and ADU issues would return for later discussion, not to restrict access to those 
categories. 
 
Mayor Byrne asked about the timing of the ADU Ordinance and whether ADU size could be limited 
before codification. Ms. Waffle explained that ADU allocation remains complex given State law, 
Coastal Zone rules, and the pending ordinance. She noted that allowing smaller ADUs interim 
access to water credits could serve as a compromise and that the Planning Commission had 
recommended placing ADUs under single-family. 
 
Assistant City Administrator Swanson provided clarification on how water credits are calculated 
and noted that the Water District does not allow “harvesting” credits by removing fixtures. 
Councilmembers discussed concerns about potential loopholes and the need for flexibility. 
 
RECESS 
Council took a recess at 5:00 p.m. and returned at 5:13 p.m. 
 

Council requested to review the Planning Commission’s original allocation recommendation 
presented at the October 7th Council Meeting. City Clerk Romero displayed the categories and 
acre feet (AF) amounts recommended by the Planning Commission, with Councilmember Baron’s 
suggested added language in Category 2 (noted in parentheses): 

Total Available Water Resource: 16.636 AF 
 
Category 1: Low & Very Low-Income Housing             3.616 AF 
residential housing units that meet the affordable housing standards for low-income and/or very 
low-income households as defined by the municipal code. 
 
Category 2: Residential                     6.0 AF 
permanent and non-transient single-family and multi-family housing, including single-family 
dwellings, accessory dwelling units, junior accessory dwelling units, new apartments and 
condominiums, conversions of commercial space to residential dwellings, and the housing 
component of mixed-use projects. (No water shall be allocated to a project that would both 
increase the floor area on a parcel and result in a floor area for the parcel greater than that 
specified in CMC Section 17.10.030.D – Floor Area Ratio and Exterior Volume.) 
 
  

ATTACHMENT 1
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City Council Special Meeting Minutes – November 3, 2025 
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Category 3: Commercial  2.0 AF 
construction of new commercial floor space and the conversion of existing space to uses with a 
greater demand for water. This category also includes the commercial component of mixed-use 
projects. 

Category 5: Municipal:    3.224 AF 
all forms of municipal projects, including expansion or renovation of existing facilities, construction 
of new facilities, and changes in use. 

Category 6: Unallocated Reserve:   1.690 AF 
to be held as uncommitted until assigned to a defined category through adoption of a new 
Allocation Resolution by the City Council. 

Category 7: Mallery/Pescadero Water Transfer Reserve:   0.106 AF 
Remaining balance from .960 acre-feet of water originally set aside through a transfer of 
development rights for four vacant lots in Pescadero Canyon owned in 1998 by Tim Mallery but 
dedicated as permanent open space. This water may be used for residential, multi-family 
residential, commercial or public use development as determined by Mallery provided that the 
project complies with all zoning and provided that the project is located within the City limits. 

Motion by Mayor Pro Tem Delves to Adopt resolution 2025-97, with the amendment to 
replace Exhibit A, Water Allocation, with the language and amounts as shown on the 
screen (listed above), with the additional language added to Category 2: Residential, to 
say “No water shall be allocated to a project that would increase the floor area greater than 
that specified in CMC Section 17.10.030.D - Floor Area Ratio and Exterior Volume”, 
Seconded by Councilmember Dramov, and approved 5-0-0-0 by the following roll call vote: 
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 

Item 10 - Receive the 2025 Car Week After Action Report and provide staff with feedback and 
direction. 

Chief Trayer presented the 2025 Car Week After Action Report, including results from the public 
survey and comparisons to prior years. He answered questions from the Council. He noted that 
staffing levels remain a challenge across all peninsula agencies, but the Police Department is 
currently hiring and hopes to have additional officers available for next year’s event. 

Public Comment: 
Maria Ruess 
Nancy Twomey 
Donna Jett 
Cindy Lloyd 

ATTACHMENT 1
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City Council Special Meeting Minutes – November 3, 2025 
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Council discussed Car Week impacts, noting that nighttime noise, crowds, and unsafe driving 
remain the primary community concerns, while daytime events generally run smoothly. Council 
supported exploring increased police presence, researching the legality of higher fines during car 
week, traffic-calming tools, and expanded public engagement, including community listening 
sessions. 

Council raised additional issues such as the unauthorized use of searchlights at Sunset Center, 
event and crowd-management needs, and emergency preparedness. Council also requested 
research on potential policy changes, including Ocean Avenue closure, revisions to the parking-
space rental program, and other measures to reduce nighttime disturbances. Staff highlighted 
ongoing regional coordination and the planned peninsula-wide command center next year. 

Mayor Byrne expressed concern about citation reductions in traffic court and supported early 
coordination with event promoters, more listening sessions, and a joint meeting with the 
Community Activities Commission. City Administrator Rerig reiterated that the parking-space 
rental program needs Council direction. 

 
RECESS 
Council took a recess at 6:30 pm and returned at 6:51 pm.  
 
Item 11 - Resolution 2025-096 Accepting the 2025 updates to the existing Emergency Operations 
Plan 
 
Chief Trayer presented updates to the Emergency Operations Plan, noting it is revised every two 
years or as needed, and once it is approved it will be forwarded to the County. He added that he 
plans to coordinate EOC training for Council and staff in the coming months. 
 
Public Comment: 
Cindy Lloyd 
 
Councilmembers emphasized the importance of improving emergency communication and public 
information processes. Councilmember Dramov encouraged faster, clearer messaging and 
recommended keeping the upcoming evacuation drill small to avoid causing panic among 
vulnerable residents. Councilmember Buder agreed the drill will be valuable, and Mayor Byrne 
thanked the Chief for efforts to improve community preparedness. 
 
Motion by Councilmember Baron  to adopt Resolution 2025-096 accepting the 2025 
updates to the existing Emergency Operations Plan, seconded by Councilmember Buder, 
and approved 5-0-0-0 by the following roll call vote: 
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 
 

ATTACHMENT 1
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CLOSED SESSION 

Mayor Byrne read the closed session item titles. 

A. Public Employee Performance Evaluation pursuant to Government Code Section 54957; Title:
City Administrator

B. Public Employee Performance Evaluation pursuant to Government Code Section 54957;
Title: City Attorney

Public comment: None 

ADJOURNMENT 

Council adjourned to Closed Session at 7:14 p.m. 

APPROVED: ATTEST: 

_______________________________ ________________________________ 
Dale Byrne, Mayor  Nova Romero, MMC, City Clerk 

ATTACHMENT 1

Page 10 of 498



CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

REGULAR MEETING MINUTES 

Tuesday, November 4, 2025 

CALL TO ORDER AND ROLL CALL  
Mayor Byrne called the meeting to order in the Council Chambers at 4:30 p.m. 
Roll call: Councilmembers Jeff Baron, Hans Buder, Alissandra Dramov, Mayor Pro Tem Delves, 
and Mayor Dale Byrne were present.  

PLEDGE OF ALLEGIANCE 
Mayor Byrne led the pledge of allegiance. 

EXTRAORDINARY BUSINESS 

A. Carmel High School Report Out - ASB Vice President Sebastian Belssing provided an
update on recent activities at Carmel High School, including athletics, the fall concert, and
the college fair.

B. Non-Profit Spotlight - Alexa Dieterly presented I Cantori di Carmel, a community-based
choral ensemble that has enriched Monterey County for over 40 years through high-quality
performances, music education, and outreach.

C. IT Intern Projects Report - IT interns Yuliana Morales, Rayan Hamid, and Kate Sawtell
summarized the projects they have completed over the past few months and shared key
skills and lessons learned.

PUBLIC APPEARANCES 
Andi Carr 
Jasmine Venegas 
Fred Kern 
Maria Ruess 
Karen Ferlito 
Ken White 
Juaquin Turner 
Jeff Becom 
Cynthia Wagner 
Will Rei 
Lorna 
Vince Koller 
Bryan Rosen 

ATTACHMENT 2
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City Council Regular Meeting Minutes – November 4, 2025 
Page 2 of 6 
 
 
ANNOUNCEMENTS 
 
City Administrator Rerig - announced his retirement at the end of the year and shared that he 
and his family will be relocating to Italy. He thanked staff and the community for their participation 
in the Halloween Parade and Pumpkin Roll. He noted the City’s $10,000 donation to Monterey 
County food banks and reminded the public about the Carmel Shoe Parade on Friday at 3:30 
p.m. He also reported ongoing efforts to retain local control over small cell antenna installations. 
 
City Attorney Pierik - reported no reportable action from the previous night’s closed session. 
 
Councilmember Baron - thanked City Administrator Rerig for his years of service and recognized 
staff—particularly Leslie Fenton—for their work on the Halloween Parade and Pumpkin Roll. 
 
Councilmember Dramov - also expressed appreciation to Leslie and City Staff for the Halloween 
Parade and recent community events.  
 
Mayor Byrne - announced that the Carmel Library fundraising campaign has reached 80% of its 
goal. He proudly shared that Assemblymember Dawn Addis has recognized Carmel as a Clean 
California City. 
 
PUBLIC HEARINGS 
 
Item 1 - Consider for introduction of one of the following two regular Ordinances regarding usage 
of tennis and pickleball courts in Forest Hill Park: 
Ordinance No. 1: Uncodified Regular Ordinance of the City of Carmel City Council Regulating 
Usage of the Tennis and Pickleball Courts in Forest Hill Park, or  
Ordinance No. 2: Codified Regular Ordinance of the City of Carmel City Council Adding Chapter 
12.50 to the City Municipal Code Regulating Usage of the Tennis and Pickleball Courts in Forest 
Hill Park; and consideration of related CEQA exemptions  (i.e., Common Sense Exemption 
[CEQA Guidelines § 15061(b)(3)] and Class 2 Existing Facilities Categorical Exemption [CEQA 
Guidelines § 15301]) 
 
City Attorney Pierik presented the two ordinance options: an uncodified ordinance allowing 
flexibility for future adjustments, or a codified ordinance formally adopting pickleball regulations. 
He said that either option would automatically rescind the existing urgency ordinance once 
effective. 
 
Public Comment: 
Barbara Lang 
Didier Diaz 
Kimberly Edwards 
Fred Kern 
Karen Ferlito 

ATTACHMENT 2
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City Council Regular Meeting Minutes – November 4, 2025 
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Jane Denneman 
 

Council discussed whether to continue prohibiting pickleball at Forest Hill Park or test a limited 
“quiet equipment only” policy. Councilmember Buder supported a trial period using only City-
provided quiet balls, implemented through the uncodified ordinance, with a follow-up review after 
several months. 

Mayor Pro Tem Delves opposed the trial, citing enforcement challenges and insufficient City 
resources. He noted that quiet-ball policies elsewhere significantly reduced play and concluded 
that continuing the prohibition is more practical. Councilmember Dramov agreed, stating that 
attempts at compromise would overcomplicate the issue and burden nearby residents, especially 
given other local free options for play. 

Councilmember Baron supported moving toward a permanent prohibition and recommended 
returning with a regular ordinance next month. Mayor Byrne expressed disappointment that a 
compromise was not feasible but agreed that maintaining the prohibition and exploring alternative 
locations for a future court would better serve the community. 

City Attorney Pierik confirmed he can return with a codified ordinance to permanently prohibit 
pickleball if directed, and the existing urgency ordinance would remain in effect until that new 
ordinance becomes effective. 

Motion by Mayor Pro Tem Delves directing the City Attorney to return with a Regular 
Ordinance that codifies that pickleball play is prohibited at Forest Hill Park, seconded by 
Councilmember Dramov, and approved 5-0-0-0 by the following roll call vote:  
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 
 
RECESS 
Council took a recess at 6:07 p.m. and returned at 6:33 p.m.  
 
ORDERS OF BUSINESS  
 
Item 2 - Review and Provide Comments on Draft Amendments to the Adopted 6th Cycle Housing 
Element Prior to Submittal to the California Department of Housing and Community Development 
(HCD)  

Principal Planner Marnie Waffle presented the draft amendments to the City’s adopted 6th Cycle 
Housing Element, outlining five key strategies to expand housing opportunities: the Hotel-to-
Residential Conversion Program, Downtown Mixed-Income Incentive Program, Downtown 
Live/Work Program, expanded ADU commitments, and housing on religious facility-owned 
properties. She explained that the revised Housing Element increases the City’s total housing 

ATTACHMENT 2
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capacity to 439 units, exceeding the required RHNA allocation of 349 units by approximately 90 
units. She highlighted updated site capacities, new program incentives, and refinements to 
quantified objectives, timelines, and formatting. 

Ms. Waffle also summarized feedback from the October 20 Planning Commission meeting, which 
supported the five strategies and recommended submitting the amendments to the State, and 
reviewed key themes from public comments, including parking impacts, water allocation, and 
staffing resources. She concluded that next steps include incorporating Council direction, 
finalizing revisions, and submitting the amended Housing Element to HCD for its 60-day review. 

Public comment: 
Fred Kern 
Karen Ferlito 
Manuel Alvarez 
Maria Ruess 
Tim Twomey 
Victoria Beach 
 
Councilmember Dramov and Mayor Pro Tem Delves expressed support for submitting the 
Housing Element Amendment to the State for review, and commended staff, the AHA group 
(Affordable Housing Alternatives Group), and the consultant team for producing a well-
researched, thoughtful amendment that offers viable options to address housing needs. Mayor 
Byrne and Councilmember Buder expressed confidence that the amendment was developed 
carefully to maintain State compliance and emphasized the importance of allowing HCD to 
evaluate its merits. 
 
Councilmember Baron shared mixed views on the amendments. He agrees on the need to 
increase housing supply, he expressed concerns about the amendment’s reliance on ADUs, the 
concentration of new housing sites downtown, and limited opportunities for family-sized units. He 
noted that significant changes would be needed to address his concerns, but acknowledged there 
was not sufficient Council support to pursue further revisions at this stage. He said ultimately he 
would defer to the State HCD to determine the amended plan’s viability.  
 
Councilmember Buder supports the amendment, citing housing challenges and population loss 
as key issues it addresses with reasonable solutions. He commended Marnie, Brandon, and AHA 
members for their work on this high-quality solution and hopes for council support. 
 
Council gave consensus direction to staff to submit the draft amendments to the 6th Cycle 
Housing Element to the California Department of Housing and Community Development (HCD) 
for formal review. 
 
Item 3 - Resolution 2025-099, Approving a Construction Contract with Avila Construction 
Company in the amount of $143,335.26 for the Fire Station Upgrade Project and Authorizing the 
City Administrator to Execute the Contract and Approve Change Orders up to a 15% Contingency 
 

ATTACHMENT 2
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Project Manager Tom Ford reported that the contractor originally selected for the Fire Station 
Upgrade Project did not meet the required qualifications. Staff recommended awarding the 
contract instead to Avila Construction in the amount of $143,335.26 and requested authorization 
for the City Administrator to execute the agreement and approve change orders up to a 15% 
contingency. 
 
Public comment: None 
 
Motion by Mayor Pro Tem Delves to adopt Resolution 2025-099, Approving a Contract with 
Avila Construction Company for $143,335.26 with up to a 15% contingency, for the Fire 
Station Upgrade Project, seconded by Councilmember Buder, and approved 5-0-0-0 by the 
following roll call vote:  
AYES: Councilmember Baron, Buder, Delves, Dramov, and Mayor Byrne 
NOES: None 
ABSENT: None 
ABSTAIN: None 
 
 
Item 4 - Discuss and Provide Direction on a Proposed Policy Prohibiting New Installations of 
Architectural Copper to Protect Water Quality, and Provide Direction on Preparation of an 
Ordinance Adding Chapter 17.43 (Water Quality Protection) to the Carmel Municipal Code  
 
Environmental Analyst Val Gaino presented options for a new policy to prohibit architectural 
copper in new construction and remodels to protect water quality. She explained the stormwater 
impacts associated with copper, noting that installing a full diversion system to CAWD would cost 
over $1 million plus ongoing operational costs. She also noted that the Planning Commission has 
already been prohibiting the use of copper while awaiting Council direction. 
 
Public Comment: 
Karen Ferlito 
Nancy Twomey 

Council discussed potential exemptions, and by consensus supported creating carve-outs for 
historic structures and existing non-historic copper, with the latter required to use mitigation 
measures such as coatings, paint, or onsite rain-capture features. Council directed the Planning 
Commission to develop a formal copper policy with these parameters and return with a 
recommended ordinance. Staff noted that codifying the policy may require an LCP amendment 
and possibly an urgency ordinance in the interim. 

 
 
 
Item 5 - Discussion Regarding Downtown Speed Limits and Request for Direction to the City 
Administrator on Whether to Retain a Traffic Engineer to Conduct a Traffic Study  
 

ATTACHMENT 2
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Council gave consensus direction to continue this item to December.  
 
Public comment: none 
 
 
FUTURE AGENDA ITEMS 
Councilmember Baron requested an update on the Design Guidelines, and the City Administrator 
confirmed that Design Traditions is tentatively scheduled for December. 
 
Councilmember Buder requested a Strategic Priorities check-in, supported by Baron. City 
Administrator Rerig also noted that the Street Address item will return in December, with 
additional follow-up scheduled for March 2026. 
 
ADJOURNMENT 
 
Meeting adjourned at 8:57 p.m. 
 
 
APPROVED:      ATTEST: 
 
 
 
 
____________________________   _______________________________ 
Dale Byrne, Mayor     Nova Romero, MMC, City Clerk 
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL  

SPECIAL MEETING MINUTES 
CLOSED SESSION 

Tuesday, November 4, 2025 

CALL TO ORDER AND ROLL CALL  
Mayor Byrne convened the special meeting in the Council Chambers at 4:30 p.m, announcing it 
will begin immediately following the adjournment of the Regular City Council Meeting. 

Councilmembers Present: Councilmembers Jeff Baron, Hans Buder, Alissandra Dramov, Mayor 
Pro Tem Delves, and Mayor Dale Byrne.  

Council resumed the Special Meeting at 8:56 p.m after concluding the Regular Meeting. 

CLOSED SESSION 

Mayor Byrne read the closed session title.  

CLOSED SESSION PURSUANT TO GOVERNMENT CODE SECTION 
54957: PUBLIC EMPLOYEE APPOINTMENT 
Title: City Administrator 

Public Comment: None 

ADJOURNMENT 
Council adjourned at 10:00 p.m. 

APPROVED: ATTEST: 

________________________________ _________________________________ 
Dale Byrne, Mayor  Nova Romero, MMC, City Clerk 
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

CONSENT AGENDA (Estimated time - 5 min) 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Nova Romero, City Clerk 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  October 2025 Monthly Reports 
 

RECOMMENDATION: 
Review and receive monthly reports. 
 
BACKGROUND / SUMMARY: 
This is a monthly series of reports: 

• City Administrator Contract Log (none under $60K for October) 
• Community Planning and Building Department Reports 
• Police, Fire, and Ambulance Reports 
• Public Records Act Requests 
• Public Works Department Reports 

 
 
FISCAL IMPACT: 
None for this action. 
 
PRIOR CITY COUNCIL ACTION: 
None for this action. 
 
ATTACHMENTS: 
1. Community Planning and Building Department Reports - October 2025 
2. Fire and Ambulance Report - October 2025 
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3. Public Records Act Requests - October 2025 
4. Public Works Department Reports - October 2025 
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CITY OF CARMEL-BY-THE-SEA 
Monthly Report

Community Planning and Building Department 

OCTOBER 2025 – DEPARTMENT ACTIVITY REPORT 

I. PLANNING PERMIT APPLICATIONS:

In October 2025, 37 planning permit applications were received. 

II. BUSINESS LICENSE APPLICATIONS:

In October 2025, 4 business license applications were received. 

III. BUILDING PERMIT APPLICATIONS:

In October 2025, 54 building permit applications were received. 

IV. CODE COMPLIANCE CASES:

In October 2025, 14 new code compliance cases were created. 

V. TRANSIENT RENTAL COMPLIANCE CASES:

In October 2025, 0 new transient rental compliance cases were created. 

VI. ENCROACHMENT PERMIT APPLICATIONS:

In October 2025, 26 encroachment permit applications were received. 

VII. TREE PERMIT APPLICATIONS:

In October 2025, 23 tree permit applications were received. 

TO: Honorable Mayor and City Council Members 

SUBMITTED BY:  Shelby Gorman, Administrative Coordinator 

SUBMITTED ON: November 1, 2025 

APPROVED BY:  Anna Ginette, Director of Community Planning and Building 

ATTACHMENT 1
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VIII. YEAR-TO-DATE TRENDS 
 
Table 1 includes the following October 2025 totals: 
 

• Planning Permit Applications 
• Business License Applications 
• Building Permit Applications 
• Code Compliance Cases 
• Transient Rental Cases 
• Encroachment Permit Applications 
• Tree Permit Applications 

 
October 2025 totals are provided alongside October 2024 totals for comparison. Compared to the same time 
period in the year 2024, Table 1 denotes percentage changes in the year 2025. 
 

Table 1 
Permit Application Totals and YTD Percentage Changes 

 PLANNING 
BUSINESS 
LICENSES 

BUILDING 
CODE 

COMPLIANCE 

TRANSIENT 
RENTAL 

COMPLIANCE 

ENCROACH-
MENTS 

TREE 
REMOVAL & 

PRUNING 
2024 YTD 

Totals 333 51 427 159 18 214 341 

2025 YTD 
Totals 336 42 505 186 14 219 288 

YTD % 
Difference +0.90% - 17.65% +18.27% +16.98% -22.22% +2.34% -15.54% 
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Permit # Permit Type Permit Identifier Track Project Description Address/Location Date 
Received

Date 
Approved

Status

25333 Design Study DS 25333 (Kim) Revision to DS 23337 to include aluminum clad 
wood windows, color Benjamin Moore HC-172 
Revere Pewter (or equal) and profile to match 
existing conditions of approval. No change to 
previously approved window patterns. See revised 
sheets A9, A10, and A12

Casanova 2NW 9th Pending 
Assignment

25332 Design Study DS 25332 (Power) Construct engineered soldier pile retaining wall 
inside the NW property line

NW corner of Guadalupe & 7th Pending 
Assignment

25331 Temporary Use 
Permit

TUP 25331 (The Pocket) "Feed the Soul" event for the Food Bank for 
Monterey County. December 12, 2025 5pm-10pm; 
ticketed, max capacity of 250; wine and food 
tasting; DJ in the restaurant; music within the 
residences

Lincoln 5 NW of 6th 10/29/2025 Pending 
Assignment

25330 Design Study DS 25330 (Shedroff) Minor exterior change to existing residence:  new 
window 16" wide x 36" high. Match existing colors 
(white) and materials (wood).

Sterling Way 2 SE of Perry 
Newberry Way

Pending 
Assignment

25329 Design Review DR 25329 (The Carmel 
Foundation)

Streamlined This approval of Design Review DR 25329 (The 
Carmel Foundation) authorizes a replacement ofan 
existing 7-foot tall by 9-foot, 2-inches wide metal 
roll up door on the west elevation with a wood 
framed dividedlight tri-fold door. located at SE 
corner of Dolores & 8th in the R-1 District and, 
APN: 010144016000 as depicted inthe plans 
stamped approved by Community Planning and 
Building Department on 10/31/2025 unless 
modified bythe conditions of approval contained 
herein. located at SE corner of Dolores & 8th in the 
R-1 District and, APN:010144016000 as depicted in 
the plans stamped approved by Community 
Planning and Building Department on10/31/2025 
unless modified by the conditions of approval.

SE corner of Dolores & 8th 10/31/2025 10/31/2025 Approved

25328 Appeal APP 25328 (Coria) Appeal of LD 24106 (Coria) Mission 3 NE of 10th 10/24/2025 In Review
25327 Design Study DS 25327 (Hoang-Nguyen) Addition of a skylight to the approved permit DS 23-

027, BP 23-075
San Antonio 4 NE of 4th Pending 

Assignment
25326 Design Study DS 25326 (Underwood) Remove shake roof; install slate 2.0 roof, class A 

fire rated; copper gutters and flashings to remain 
in place

Preference #1: True Black Galcar Slate
Preference #2: Vermont Gray

Dolores 2 NW of 13th 10/27/2025 Incomplete 
Submission

25325 Temporary Use 
Permit

TUP 25325 (Scheid Vineyard) Reserved parking for catering truck serving a 
catered event at Scheid Vineyards tasting room

SE Corner San Carlos & 7th 10/24/2025 In Review

 Planning Permit Report
10/01/2025 - 10/31/2025

Page: 1 of 4
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25324 Historic Evaluation HE 25324 (Diamond) CONSTRUCTION OF AN 800 SF ACCESSORY 
DWELLING UNIT

SCENIC ROAD 5 NW OF 8TH 
AVE

10/29/2025 In Review

25323 Preliminary Site 
Assessment

PSA 25323 (Ohana) Preliminary Site Assessment Casanova Street 3NE of 
Ocean Avenue

In Review

25322 Design Study DS 25322 (Morales) One REMODEL OF AN (E) TWO STORY SINGLE FAMILY 
HOUSE. REPLACE EXTERIOR WINDOWS & DOORS. 
CONNECT EXISTING BALCONIES ON WEST SIDE 
OF HOUSE & INSTALL A NEW GLASS GUARDRAIL. 
CONVERT LOWER LEVEL FAMILY ROOM TO NEW 
BEDROOM SUITE WITH BATHROOM. REMODEL 2 
(E) BATHROOMS AT LOWER LEVEL. REMODEL (E) 
KITCHEN & POWDER ROOM UPSTAIRS. REMOVE 
(E) FULL BATHROOM UPSTAIRS.

Camino Real 6 SE of 2nd 10/23/2025 In Review

25321 Temporary Use 
Permit

TUP 25321 (7th & Dolores - 
Tent)

30x50 tent on patio
Installation Date: 10/24/2025
Tear-down Date: 10/27/2025
Lighting: Inside the tent
Live Music: No
Total Occupancy: 40 guests
Hours of Operation: 5PM-10PM

7th & Dolores 10/22/2025 10/23/2025 Approved

25320 Design Study DS 25320 (Hoskins) Replace 771 S.F. of concrete driveway with 
permeable pavers, remove 64 S.F. of concrete 
driveway and add 64 S.F. of concrete pad for hot 
tub

Oak Knoll 4NE Forest Incomplete 
Submission

25319 Preliminary Site 
Assessment

PSA 25319 (Parman) Preliminary Site Assessment Lincoln Street 5 SE of 10th 
Avenue

10/23/2025 In Review

25318 Historic Evaluation HE 25318 (Myers) Replace existing flat roof with a new flat roof, 
repair or replace wood framing around window, 
replace two old skylights with new skylights

SW Corner Lopez and 2nd 10/17/2025 In Review

25317 Design Review DR 25317 (Morgan Court) Have lights in the ally way approved. It brings 
business to the ally way and they have been there 
for years.

Lincoln 4 NE of 7th 10/24/2025 In Review

25316 Use Permit UP 25316 (Haifa 
Coffeehouse)

Small coffeeshop providing crafted lattes and teas 
paired with sweet and savory premade pastries. All 
coffee and tea will be made in house, including 
Turkish coffee made on small counter sand pit. 
Treats are pre-made and warmed up in house.

Dolores St between 5th and 
6th

In Review

25315 Reasonable 
Accommodation

RA 25315 (Zaslow) We are requesting reasonable accommodation for 
our Client due to medical reasons.  A doctor note is 
included in the application documents.  This 
reasonable accommodation is in reference to DS 
25228.

2984 Santa Lucia Ave, Carmel 
CA

Closed

Page: 2 of 4
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25314 Use Permit UP 25314 (Verizon/Sequoia 
Deployment)

Wireless Facility IFO Carmelo 4 SE of 10th 10/15/2025 Corrections 
Required

25313 Design Review DR 25313 (Verizon/Sequoia 
Deployment)

Wireless Facility IFO Carmelo 4 SE of 10th 10/15/2025 Corrections 
Required

25312 Historic Evaluation HE 25312 (Muck) Replace french doors & balcony with new window Carpenter St. 2 SE of 5TH 10/23/2025 In Review

25311 Design Study DS 25311 (Polito) One Replace brick and other with permeable paver patio Monte Verde 7 SW of 9th 10/20/2025 In Review

25310 Landscape Plan 
Check/Inspection 

LD 25310 (Buletza) Landscape Plans for Addition of ADU Nw Corner of Dolores & Santa 
Lucia

Incomplete 
Submission

25309 Preliminary Site 
Assessment

PSA 25309 (Louth) PRELIMINARY SITE ASSESSMENT Lincoln 3 NE of 12th 10/16/2025 In Review

25308 Time Extension TE 25308 (Britton) Time extension request for Design Study DS 24089 Santa Fe 2 NW of Mountain 
View

10/10/2025 In Review

25307 Temporary Use 
Permit

TUP 25307 (La Playa Hotel) DATE & TIME: Tuesday, October 14, 2025 from 
6:00 p.m. to 9:00 p.m. 
DESCRIPTION: This temporary event includes the 
installation of a 30' x 40' temporary tent in the 
lower courtyard of La Playa Hotel for a private 
dinner event for 42 guests. Installation of the 
temporary tent is approved to occur on Monday, 
October 13, 2025 and dismantling is approved to 
occur Wednesday, October 15, 2025.

Camino Real @ 8th 10/10/2025 10/10/2025 Approved

25306 Design Study DS 25306 (Mariani) Two Demolish existing 324 sf detached garage. 1030 sf 
2 story addition to existing 770 sf 1 story single 
family residence to include 294 sf attached garage. 

NW Corner Torries & 3rd In Review

25305 Design Study DS 25305 (Berner) Streamlined project to replace twenty-two (22) windows and 
three (3) sets of French doors, having an interior 
of solid wood and an exterior of aluminum clad,

SW Corner San Carlos & Vista 10/15/2025 Corrections 
Required

25304 Design Study DS 25304 (Vannucci) One Plan revision: Add gas only Isokern 28" fireplace on 
deck. Extend 1/2" gas pipe to fireplace. 

San Carlos 2 SW of 11th 10/14/2025 In Review

25303 Use Permit UP 25303 (Mama's Boy) Change the use of the front building from office to 
a deli and retail shop with a light-touch prep 
kitchen (no cooking or hood). The project includes 
one ADA-compliant restroom, minor exterior 
updates (trim paint, bay window alignment, 
signage, breezeway door), and four outdoor seats 
along the front windows.

Dolores 2 NE of 5th 10/6/2025 In Review

25302 Use Permit UP 25302 (Chez Noir) Amend Use Permit to reduce restaurant seat count 
to 38 seats (interior)

5th Ave 2NW of San Carlos 10/21/2025 In Review

Page: 3 of 4
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25301 Banners BA 25301 (Carmel Bach 
Festival)

Installation of 10 double-sided banner poles for 22 
days from July 5, 2026 - July 27, 2026 for the 
Carmel Bach Festival's 89th Season

Ocean from Junipero to Monte 
Verde

10/3/2025 10/6/2025 Approved

25300 Design Study DS 25300 (Tucholska) One Remove old shingles, replace any wood rot, install 
XFR underlayment, install standing seam metal 
roof & ventilated ridge

25903 Mission St 10/14/2025 In Review

25299 Design Study DS 25299 (White) Two DEMOLISH EXISTING HOUSE, GARAGE AND 
GUEST HOUSE. NEW 2460 S.F. RESIDENCE WITH 
AN ATTACHED GARAGE INCLUDING 4 BEDROOMS, 
3.5 BATHROOMS, 5 SKYLIGHTS AND LAUNDRY. 
WOOD SIDING, ALUMINIUM CLAD 
WINDOWS/DOORS AND COMBINATION OF 
STANDING SEAM METAL ROOFING AND FLAT 
ROOF AREAS WITH TAR AND GRAVEL ROOFING. 
NEW ATTACHED 800 S.F. ADU WITH 2 
BEDROOMS AND ONE BATHROOM. MATERIALS 
ON ADU TO MATCH MAIN HOUSE

Viscaino 9 se of Mountain View 10/16/2025 In Review

25298 Sign SI 25298 (Winfield Gallery) This is a replacement sign in the same dimensions 
and material as the existing sign. The only 
significant change is the name of the wine bar with 
whom we share the space. It is changing from 
Lepe Cellars to Domaine Messier and the cream 
and dark blue theme replaces the black and white

Dolores btwn Ocean & 7th 10/3/2025 10/9/2025 Approved

25297 Design Study DS 25297 (Hoang) Raise the building height of an existing 2364 SF 
two-story residential; no additional square footage 
shall be added; No tree shall be removed; includes 
site coverage additions, fences, and retaining walls

San Antonio 3 SW of 8th Incomplete 
Submission

Total Records: 37 11/3/2025
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Entity # Application Type Business Name Business Description Location Date 
Received

Date 
Approved

Status

25048 New Business Haifa Coffeehouse Crafted lattes, 
premade pastries, and 
small weekend events

Dolores between 5th and 6th Corrections 
Required

25047 New Business Say Yes Mama Retail Dolores 2 NE of 5th 10/10/2025 In Review
25046 New Business Antieau Gallery Art Gallery & Art Studio San Carlos between Ocean and 7th 10/8/2025 In Review

25045 New Business Ahara Ayurveda Health Counseling 3 Mission St b/w 5th & 6th Ave 10/1/2025 In Review

11/3/2025

Business License Report

Total Records: 4

10/01/2025 - 10/31/2025
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Permit # Date 
Submitted

Date 
Approved

Project Description Valuation Permit Type Property Location

250505 10/31/2025 Adding bathroom and moving a laundry room 35,000 Building SE Corner of Torres & 8th

250504 10/31/2025 Installation of Residential roof mount, grid-tied 
photovoltaic system (3.32kW)

22,625 Electrical Santa Fe 3 NE of 5th

250503 10/31/2025 Renovation of courtyard, lobby, and renovation of 
pool.

350,000 Building NW Corner of San Carlos & 
4th

250502 10/31/2025 Addition of 105sf to existing house (85sf kitchen 
addition, 20sf attic to storage conversion). Remove 
210sf of site coverage. Remove windows and 
replace with new. Install new siding, gutters, and 
paint. Replace composition shingle roof with new 
cedar shingle roof. Install new MEP, insulation, and 
solar.

175,000 Building Casanova 5 SW of 9th

250501 10/30/2025 Re-roof: Remove existing composition shingles and 
replace with "Class A" CertainTeed Landmark Pro. 
Color: Heather Blend

71,580 Roofing 24936 Valley Way

250500 10/29/2025 10/29/2025 Remove existing comp shingles and install new 
Landmark TL composition shingles in color 
Shenandoah.

32,000 Roofing NW Corner of Camino Real 
& 9th

250499 10/28/2025 Installation of new aluminum gutters and gutter 
protection.

0 Exempt Work San Rita 2 NW of 3rd

250498 10/28/2025 10/29/2025 15 run reduct. Taking out the old and replacing it 
with new. No furnace.

17,137 Mechanical SW Corner of Dolores & 
13th

250497 10/28/2025 10/28/2025 Installation of a 4-foot high grape stake fence along 
the eastern property line for an approximate length 
of 20 feet, not within the front setback, and exterior 
painting of window and door trim, columns, and 
siding to match existing, dark green shutters

0 Exempt Work 12th 2 NE Junipero

250496 10/27/2025 10/29/2025 Remove existing roof and replace with new GAF 
Timberline UHDZ in color "Shake Wood".

10,000 Roofing SE Corner of Palou & 2nd

250495 10/27/2025 10/27/2025 Replacement of two 100 amp sub-panels 8,000 Electrical NE Corner of Lincoln & 7th

250494 10/27/2025 10/27/2025 Repair of leaking fire sprinkler line, repair sheetrock 
and paint to match.

1,500 Plumbing SW Corner of Monte Verde 
& 11th

Building Permit Report
10/01/2025 - 10/31/2025
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250493 10/27/2025 10/29/2025 Tear off existing wood shake roof and install new 
underlayment. Install 20 squares of 16" metal 
standing seam roof in the color "Medium Bronze"

77,495 Roofing Lincoln 3 SE of 13th

250492 10/27/2025 10/27/2025 80% Furnace Installation 2 speed 6,048 Mechanical Monterey 4 SW of 1st
250491 10/24/2025 10/28/2025 Installation of 4.6kW solar PV system, 10 modules 

and inverters, 27kwh energy storage, one battery 
with expansion.

49,482 Electrical Carmelo 3 SE of 4th

250490 10/24/2025 10/24/2025 Interior wall paint to a clean white. No exterior work 
authorized.

0 Exempt Work Dolores 2 NE of 5th

250489 10/24/2025 10/24/2025 Remove and replace 40 gallon natural gas water 
heater.

2,500 Plumbing Guadalupe 3 SW of 3rd

250488 10/24/2025 Install roof mounted 2.15kW PV System with (1) ESS 27,119 Electrical Ocean 2 NE of Torres

250487 10/10/2025 Remove and replace furnace duct work. 8,500 Mechanical NW Corner of Lincoln & 2nd

250486 Exploratory demo due to plumbing leak 1,000 Demolition NE 4th & Junipero #12 & 
#13

250485 10/24/2025 10/27/2025 Explore extents of damage due to a plumbing leak 1,000 Demolition NW Corner of Junipero & 
4th #12 & #13

250484 10/24/2025 Demolition Of An Existing 1,092 sq. ft. Single-Family 
Residence And 270 sq. ft. Detached Garage. 
Construction Of A New Two-Story, 1,848.0 sq. ft., 
Single-Family Residence With 268.0 sq. ft. Attached 
Garage Which Includes:New Wood Paver Driveway 
to Replace Existing. New Decomposed Granite 
Service Yard / Trash Enclosure. New Spaced Wood 
Entry Deck, Dining Room Deck, & Living Room 
Deck. New Space Wood Deck, Concrete Wall, And 
Spa At Rear Yard. New Green, Planted Roofs. New 
165 sq. ft. Roof Deck. New Photovoltaic Array. New 
Mulch Walkways. New Wood Fencing. New 
Landscaping.

800,000 Building Mission 2 NE of 1st

250483 10/24/2025 Repair existing water damaged 175 S.F. deck and 
replace existing Dining Room french doors with 
window.

32,000 Building Santa Fe 3 NE of 6th

250482 10/21/2025 10/24/2025 Replacement of a BRG140t6N Bradford White water 
heater with a like heater in the same location in the 
closet.

1,500 Plumbing Carpenter 5 NW of 6th
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250481 10/21/2025 10/21/2025 Re-roof: Remove existing roofing material on the 
flat part of the roof ONLY and replace with 
CertainTeed Flintlastic SA. Color: Brown

18,940 Roofing Monte Verde, 4 SW of 
Ocean

250480 10/20/2025 10/20/2025 Repair 6x6 wood post damaged in vehicle impact. 2,500 Building NW Corner of Dolores & 8th

250479 10/20/2025 Installation of 30'x50' temporary membrane 
structure from 10/23/25 - 10/27/25.

0 Building SE Corner of Dolores & 7th

250478 10/20/2025 Expand fire engine parking depth by downsizing fire 
captains office and removing two offices and 
reconfiguring to create a "turnout" room.

150,000 Building 6th 2 SW of Mission

250477 10/21/2025 10/21/2025 Remove existing roof and install a new class A built-
up roof system using GAF roofing in color "Gray".

22,000 Roofing NE Corner of Carpenter & 
2nd

250476 10/21/2025 To Supply and install a Slate 2.0 Roof system. All 
Copper  roof flashings and Gutters to be re-used.

113,745 Roofing Dolores 2 NW of 13th

250475 10/21/2025 10/27/2025 interior remodel only; adding built-in cabinets for 
use as closets/furniture; adjust existing outlets and 
patch plaster as needed for new furniture locations; 
repalce exisitng ceiling fan in master bedroom with 
a mono point and add second mono point.s

35,000 Building 12th 2 SE of Casanova

250474 10/21/2025 10/21/2025 Reroof: replace wood shake with new DaVinci 
composite slate roof in color Tahoe.

47,960 Roofing Carmelo 2 SW of 8th

250473 10/14/2025 10/14/2025 Replacement of the fence along the south property 
line, outside of the front setback, with a 6-foot 
redwood fence with one foot of lattice at the top, 
for a max height not to exceed 7-feet

0 Exempt Work

250472 10/14/2025 Installation of outdoor gas fireplace. 40,000 Building Guadalupe 2 SE of 3rd
250471 10/10/2025 10/10/2025 Remove and replace furnace duct work. 8,500 Mechanical NW Corner of Lincoln & 2nd

250470 10/10/2025 10/10/2025 R&R 80K BTU FURNACE 8,291 Mechanical Carmelo 3 NW of 13th
250469 10/10/2025 10/10/2025 Remove existing tankless water heater and install 

Navien NPE240A2NG in existing Location.
4,200 Plumbing 7th 3 SE of Forest

250468 10/10/2025 10/10/2025 Re-roof: Remove existing wood shake roof and 
replace with "Class A" CertainTeed Presidential TL 
asphalt / composite shingles and Flintlastic SA. 
Color: Country Grey

33,160 Roofing 10th 2 SW of Dolores
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250467 10/9/2025 New detached garage associated with home 
residence remodel.

95,000 Building Santa Rita Street 3 NE of 1st

250466 10/9/2025 Extend existing SFR, new master bedroom, new 
roof, new exterior finish. Modify interior of residence 
to include new kitchen and new bathrooms.

575,000 Building Santa Rita Street 3 NE of 1st

250465 10/8/2025 Change lighting and switching layout through the 
residence. remove all existing recessed can lighting. 
Install new Lutron Radio RA 3 smart switching and 
dimming controls. Modify, relocate, add, and 
remove switch legs as required. 

10,000 Electrical Dolores 4 NE of 8th

250464 10/8/2025 Installation of temporary removable frame tent, 
30'x40' for private event inside the lower courtyard.

6,239 Building SW Corner of Camino Real 
& 8th

250463 10/8/2025 10/8/2025 Paint Home, house color: "Midtown" trim color: 
"Kaffee"

0 Exempt Work Torres 2 SE of 10th Ave

250462 10/8/2025 10/8/2025 Remove and replace a 50 gallon water heater. 3,500 Plumbing NW Corner of Carmelo & 
13th

250461 10/8/2025 10/8/2025 Tear off existing tar and gravel roof on lower roof 
system and replace with new tar and gravel system. 
Remove existing gray flat roof and replace with new 
72lb cap sheet system in matching gray ballast roof 
color.

23,000 Building 2nd 2 NE of Carpenter

250460 10/7/2025 10/8/2025 Remodel of existing interior 92sf bathroom. 10,000 Building San Carlos 3 SE of Alta
250459 10/7/2025 Replace exterior wood siding with stucco, add wood 

timbering and wood arched gable bracket at gable 
end.

45,000 Building SE Corner of Guadalupe & 
5th

250458 10/7/2025 10/9/2025 Roof has two separate roofing systems installed. 
Remove existing fire free synthetic roofing material 
and install Presidential TL composition shingles in 
color "Country Gray" and overlay a 60 Mil Carlisle 
TPO roofing system in color "Gray" over existing cap 
sheet.

49,722 Roofing Lincoln 3 NE of 7th

250457 10/7/2025 10/8/2025 Remove and replace built up roofing. Replace with 
new Certainteed base layer and finish with crushed 
rock granules to match existing.

27,412 Roofing 8th 2 NW of Scenic

250456 10/3/2025 10/3/2025 Permit release for emergency repair work - Replace 
water service

7,275 Plumbing SE Corner Monte Verde & 
13th
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250455 10/3/2025 10/6/2025 Kitchen remodel, layout to remain the same. 
Replacement of cabinets, countertops, and 
appliances. No exterior changes.

30,000 Exempt Work Guadalupe 2 SW of 5th

250454 Interior modifications to include relocating- a 
bathroom, kitchen, stairway & fireplace.  Upper attic 
removed and new vaulted ceiling.  Replace existing 
windows, (1) exterior door, existing exterior shake 
siding, exiting roofing and replace all with like for 
like material

80,000 BP Revision NE Corner of Camino Real 
& 12th

250453 10/2/2025 10/2/2025 R&R 80 GALLON NATURAL GAS WATER HEATER. 10,000 Plumbing NW CORNER OF OCEAN 
AND MONTE VERDE

250452 10/1/2025 10/6/2025 Remove invasive Ivy and Carmel Creeper from 
fencing and trees.

0 Exempt Work Dolores 3 NE of 3rd

11/3/2025Total Records: 54
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Case # Case Date Status Location Problem Description Date 
Received

Date Closed

25250 10/27/2025 Open NW Corner of Santa Rita & 3rd Unpermitted "No Parking" sign 10/27/2025
25249 10/23/2025 Open Dolores NE of 6th Operating business without a 

license and Use Permit
10/23/2025

25248 10/22/2025 Open Camino del Monte 3 NW of San 
Carlos Street

Exterior lighting is bright and shines 
into the public right-of-way and 
neighboring properties

10/22/2025

25247 10/22/2025 Open Monte Verde 3 SE of 3rd Unpermitted interior construction 10/21/2025
25246 10/10/2025 Open NW corner of San Carlos and 6th Discharge into storm drain system 10/10/2025

25245 10/13/2025 Open Monte Verde 4 NW of 10th Site coverage changes without 
permit

10/13/2025

25244 10/10/2025 Open SE Corner of Santa Fe and Mtn. 
View

Renewal of parking area with 
crushed granite or road base.

10/10/2025

25243 10/9/2025 Open 5104 MONTEREY ST; Monterey 
Street 3 SW of 3rd

Broken tiles on the roof 9/25/2025

25242 10/6/2025 Closed Mission 3 NW of 8th Stucco and vent work without 
permits

10/6/2025 10/7/2025

25241 10/3/2025 Open SWC of San Carlos and 6th Loud music that could be heard 
from 150 feet away at 1:30AM

25240 10/2/2025 Open Junipero between 8th and 10th Pruning city trees without permit. 
contractor did not have business 
license.

10/2/2025

25239 10/1/2025 Open Junipero 4 NE of 8th Landscaping public right-of-way 10/1/2025
25238 10/1/2025 Open Mission 4 SE of 13th HVAC installation without a permit 9/30/2025

25237 10/1/2025 Open 6th NE of Dolores Bench in public sidewalk 10/1/2025

Code Compliance Report

11/3/2025Total Records: 14

10/01/2025 - 10/31/2025
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Case # Street Status Date Received Last Status Date Date Closed
25212 San Carlos 2nd NOV sent 8/27/2025 10/20/2025
25211 Mission Closed 8/26/2025 9/17/2025 9/17/2025
25205 San Antonio Closed 8/21/2025 10/6/2025 10/6/2025
25184 Santa Rita 1st NOV sent 8/12/2025 8/12/2025
25176 13th 1st NOV sent 7/14/2025 10/23/2025
25175 Torres Fines administered 7/10/2025 9/26/2025
25163 2nd Closed 6/13/2025 8/15/2025 8/15/2025
25094 Forest Closed 4/9/2025 4/15/2025 4/15/2025
25067 Junipero Closed 3/28/2025 4/9/2025 4/9/2025
25065 Torres Closed 3/26/2025 5/26/2025 5/26/2025
25063 Torres Closed 3/24/2025 4/7/2025 4/7/2025
25016 Casanova Closed 1/21/2025 3/3/2025 3/3/2025
25014 Lobos Closed 1/16/2025 2/17/2025 2/17/2025
25006 San Antonio Closed 1/6/2025 4/11/2025 4/11/2025

Transient Rental Report

11/6/2025

01/01/2025 - 10/31/2025

Total Records: 14
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Permit # Permit Type Date 
Submitted

Project Description Property Location Date Issued Status

250257 Temp Ench 10/31/2025 Trench for repair to CAWD sewer main. Intersection of Carmelo & 10th In Review

250256 Temp Ench 10/31/2025 Trenching for PG&E electrical connection. Monte Verde 3 NW of 11th In Review
250255 Perm Ench 10/31/2025 Legalization of stone steps, stone curbs, and 

associated landscaping in the public right of 
way.

9th 2 NE of Lincoln In Review

250254 Temp Ench 10/30/2025 Veg management identified a total of 18 trees 
that require trimming, all associated with PM# 
8210320.

18 Locations throughout City In Review

250253 Temp Ench 10/30/2025 PG&E to replace underground service. PM# 
35660863.

9th 2 NE of San Antonio 10/31/2025 Issued

250252 Temp Ench 10/30/2025 PM 46583577 Pole maintenance. 9th 2 NW of Lincoln 10/31/2025 Issued
250251 Temp Ench 10/29/2025 MH's and aerial placement access. Street 

closures for placement of new fiber and 
splicing. AT&T Job #A02E48F.

Junipero & 3rd, Carpenter 
from Valley Way to 2nd

10/31/2025 Issued

250250 Temp Ench 10/28/2025 Vegetation management of 11 trees that 
require trimming. PM# 8210320

Various throughout City 10/30/2025 Issued

250249 Temp Ench 10/28/2025 Trench and bellhole a 5'x5' pit to provide new 
gas and electrical service.

Guadalupe 3 NW of 7th 10/31/2025 Issued

250248 Temp Ench 10/28/2025 PG&E to install new underground service. 
PM# 35670256.

SW Corner of Santa Rita & 1st 10/29/2025 Issued

250247 Temp Ench 10/24/2025 Mobile catering truck parking near Scheid for 
a catered event; two days 11/14-11/15

SE corner San Carlos & 7th Closed

250246 Temp Ench 10/27/2025 PM 31748552 Pole & Vegetation maintenance.  
 Lane closure Approx 1 day.

on Carmelo St btwn 13th Ave 
and 12th Ave

In Review

250245 Temp Ench 10/24/2025 PG&E to replace pole, install overhead 
transformer, and install underground service. 
PM# 35659855

NW Corner of Carpenter & 4th 10/27/2025 Issued

Encroachment Permit Report
10/01/2025 - 10/31/2025
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250244 Temp Ench 10/24/2025 PG&E to replace pole and overhead 
transformer to install underground service. 
PM# 35606255.

CONDITION: Street repair to be coordinated 
with public works department.

Vizcaino 7 SW of Mountain 
View

10/27/2025 Issued

250243 Temp Ench 10/23/2025 SAW CUT AREA MARKED AS USA DIG 
EXCAVATE DIRT TO REMOVE FAULTED 
BELOW GRADE CHECK VALVE REFILL AND 
COMPACT GROUND POUR CONCRETE AND 
FINISH TO GRADE

SAN CARLOS 2 SW OF 7TH

250242 Temp Ench 10/21/2025 Cut approximately 3' into road way to replace 
sewer lateral. Shoulder work only, no lane 
closure.

Carpenter 5 NW of 6th 10/24/2025 Issued

250241 Temp Ench 10/20/2025 TCP for parking and access to MH on 7th, 
lane closure to access SB #1, and two pole 
access. ATT Job #A05BT84.

Dolores from 7th to Santa 
Lucia

10/21/2025 Issued

250240 Temp Ench 10/16/2025 7AM-10AM 16' moving truck moving resident 
out of Monte Verde & Ocean location and into 
NW corner of Dolores & 5th location

Monte Verde & Ocean / NWC 
Dolores & 5th

250239 Temp Ench 10/10/2025 PG&E to remove overhead service, replace 
overhead transformer, and install new 
underground service. Tree trimming required. 
PM# 35651774

Guadalupe 3 NW of 7th In Review

250238 Temp Ench 10/10/2025 PG&E to install electric cable and equipment. NW Corner of Santa Fe & 6th In Review

250237 Temp Ench 10/8/2025 PG&E to replace pole and overhead services. 
Install new underground services and 
overhead transformer. PM# 35653825

Monte Verde 3 NW of 11th 10/10/2025 Issued

250236 Temp Ench 10/7/2025 PG&E to complete gas maintenance, excavate 
a 5'x5' bellhole in sidewalk. PM #47236656 

Ocean 2 SW of Lincoln 10/8/2025 Issued

250235 Temp Ench 10/6/2025 Trench for PG&E electrical conduit.

CONDITION: TRAFFIC CONTROL PLAN TO 
INCLUDE "ROAD CLOSED" SIGNAGE IN 
ADDITION TO PROPOSED SIGNAGE.

Santa Fe 3 SW of Mountain 
View

10/7/2025 Issued

Page: 2 of 3
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250234 Temp Ench 10/6/2025 Increasing 3/4" water service to a 1" water 
service for fire suppression.

Santa Fe 3 SW of Mountain 
View

10/7/2025 Issued

250233 Temp Ench 10/6/2025 Replace sewer lateral using pipe bursting. Camino Real 5 SW of 13th 10/20/2025 Issued
250232 Temp Ench 10/2/2025 PG&E to install new anchor & guy wire. PM# 

35368390.
SE Corner of Carpenter & 4th 10/2/2025 In Review

Total Records: 26 11/3/2025
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Permit # Permit Date Permit Type Location of Property Description Status Approved 
Date

25266 10/1/2025 2. Tree Removal/Pruning Lincoln 3 SE of 12th 24" DBH pine tree on left side of house In Review

25267 10/2/2025 1. Tree Evaluation NW Corner of Monte Verde St 
& 12th Ave

Removal of Hazardous Pine Tree In Review

25268 10/2/2025 2. Tree Removal/Pruning 3 Trail View (Southeast of 
Flander’s Way)

Remove Dying Redwood (Shot Hole Borer 
Infestation)

Approved 10/16/2025

25269 10/6/2025 2. Tree Removal/Pruning CARMEL BY THE SEA LOT 20 
BLK 56

Remove Termite Infested Tree In Review

25270 10/6/2025 2. Tree Removal/Pruning SW Corner of Vizcaino & 
Mountain View

PRUNING: to be determined once contractor 
inspects the trees.

In Review

25271 10/6/2025 2. Tree Removal/Pruning Junipero 2 NE of 3rd For Eval./Removal ("Live" Coastal Oak) Approved 10/10/2025

25272 10/6/2025 1. Tree Evaluation SW Corner of 11th and Monte 
Verde

EVALUATION: 1 oak- big In Review

25273 10/10/2025 1. Tree Evaluation within residence in a 
courtyard

no project just a tree assessment Approved 10/30/2025

25274 10/10/2025 1. Tree Evaluation 7th Ave 3 NE of Forest Redwood partial root removal & Monkey hand 
one of several truck removal. Maybe some on 
remaining Monkey hand for good structure.

Approved 10/13/2025

25275 10/10/2025 2. Tree Removal/Pruning Camino Real 2 SW of 4th 2 oak trees, trunk circumferences 47" and 49" Approved 10/10/2025

25276 10/20/2025 2. Tree Removal/Pruning San Carlos 3SW of 11th Oak Tree x1, 20' tall roughly by the deck

1, 20' approx Oak tree in the backyard- has a 
swinging chair hanging from it.

Approved 10/20/2025

25277 10/21/2025 2. Tree Removal/Pruning front yard (2 in street right-of-
way, 1 on property)

Remove three (non-significant) 6" diam. 
Mayten trees

Approved 10/22/2025

25278 10/22/2025 1. Tree Evaluation Lincoln 3 NE of Santa Lucia Pine, 50' tall 1 each Approved 10/23/2025
25279 10/22/2025 1. Tree Evaluation SW Corner of Carmelo and 9th EVALUATION: front yard  PRUNING: Oak; 

Pine, on City land     REMOVAL: Pittosporum 
in front yard

In Review

25280 10/24/2025 2. Tree Removal/Pruning Lincoln 3 NE of Santa Lucia Pine, 50' tall 1 each Approved 10/23/2025

10/01/2025 - 10/31/2025

Tree Permit Report
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25281 10/24/2025 2. Tree Removal/Pruning 7th Ave 3 NE of Forest Redwood partial root removal & Monkey hand 
one of several truck removal. Maybe some on 
remaining Monkey hand for good structure.

Approved 10/13/2025

25282 10/24/2025 2. Tree Removal/Pruning SW Corner of Dolores and 
12th

1 Coast Oak Tree 15-20 high multiple 
branches

Approved 10/31/2025

25283 10/28/2025 2. Tree Removal/Pruning Guadalupe St, 3 SW of 5th Removal of Dead Cypress In Review

25284 10/28/2025 2. Tree Removal/Pruning tree is located in the back 
yard of the property

Coast live oak removal In Review

25285 10/28/2025 2. Tree Removal/Pruning Guadalupe 6 SE of Ocean 1 ea Cupressus Macrocarpa In Review

25286 10/30/2025 2. Tree Removal/Pruning Lincoln 5NE of 3rd Tree pruning In Review

25287 10/30/2025 2. Tree Removal/Pruning Carpenter 3 NE of 6th EVALUATION: evaluation was performed 
October or November of 2024   PRUNING: 
Three Cypress Trees multiple branches 
hanging over my side of property. One tree 
severely damaged (see attached photos of 
tree). Also included is tree survey one oak 
tree

In Review 10/31/2025

25288 10/31/2025 2. Tree Removal/Pruning Carmelo 4 SE of 12th Ave- 
within residence in a 
courtyard

no project just a tree assessment Approved 10/30/2025

Total Records: 23 11/3/2025
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*The performance goal for Code-3 (life threatening emergency-lights & siren) ambulance calls with a response time of 5 minutes or less from
dispatch to arrival is 95%.

CITY OF CARMEL-BY-THE-SEA 

Monthly Report 

Public Safety

October 2025 

AMBULANCE REPORT     

Summary of Carmel Fire Ambulance’s October Calls for Service 

AMBULANCE PERFORMANCE MEASURE  

The performance goal for Code-3 (life threatening emergency-lights & siren) ambulance calls with a 
response time of 5 minutes or less from dispatch to arrival is 95%.  For the month of October 2025, the 
ambulance was able to meet the performance measures.  The response time was 100% with zero (0) 
code-3 call over 5 minutes.   

39 Calls for service in CBTS Average response time: 3:07 min.    

34 Code 3 medical calls for service – With zero calls over 5:00 min.   

CFA responded to an additional 30 incidents outside of CBTS totaling 69 total calls for service. 

Events: 

No events to report over 5 minutes! 

TO: Honorable Mayor and City Council Members 

SUBMITTED BY: Todd Trayer, Chief of Police  

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

MONTEREY FIRE REPORT   

Summary of Monterey Fire October Calls for Service 

FIRE PERFORMANCE MEASURE 

The performance goal for Code-3 (life threatening emergency-lights & siren) fire calls with a response 
time of 5 minutes or less from dispatch to arrival is 95%.  For the month of October 2025, the fire 
department was unable to meet the performance measures. The response time was 100% with no (0) 
code-3 calls over 5 minutes.   

68 total calls for service in CBTS- Average response time: 3:47 min. 

47 total Code-3 calls – Zero calls with a response of over 5:00 min.  

Events: 

No events to report over 5 minutes! 
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

EMS call, excluding vehicle accident with injury 10/2/25 4:44 PM 251002-MNT07663 00:03:03 9TH AVENUE CAMINO REAL ST 3

EMS call, excluding vehicle accident with injury 10/5/25 2:26 PM 251005-MNT07740 00:02:06 LINCOLN STREET 3RD AVE 3

EMS call, excluding vehicle accident with injury 10/7/25 12:25 PM 251007-MNT07803 00:01:45 MONTE VERDE STREET 4TH AVE 3

EMS call, excluding vehicle accident with injury 10/8/25 1:05 PM 251008-MNT07824 00:03:28 MISSION ST 5 SW OF ALTA AVE 3

EMS call, excluding vehicle accident with injury 10/8/25 11:29 PM 251008-MNT07838 00:04:22 LINCOLN STREET 13TH AVE 3

EMS call, excluding vehicle accident with injury 10/10/25 1:47 PM 251010-MNT07883 00:02:09 9TH AVENUE CAMINO REAL ST 3

EMS call, excluding vehicle accident with injury 10/10/25 11:19 PM 251010-MNT07898 00:03:54 SANTA FE STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/12/25 5:36 AM 251012-1244-MNT0007930 00:03:44 NE CORNER OF 10TH AVE MONTE VERDE ST 3

EMS call, excluding vehicle accident with injury 10/12/25 5:35 AM 251012-MNT07930 00:04:56 MONTE VERDE STREET 10TH AVE 3

EMS call, excluding vehicle accident with injury 10/16/25 10:57 PM 251016-MNT08060 00:04:16 4TH AVENUE LOBOS ST 3

EMS call, excluding vehicle accident with injury 10/17/25 2:32 AM 251017-MNT08062 00:04:57 MONTE VERDE STREET 10TH AVE 3

EMS call, excluding vehicle accident with injury 10/17/25 8:20 AM 251017-MNT08068 00:08:52 MISSION STREET 7TH AVE 2

EMS call, excluding vehicle accident with injury 10/17/25 2:34 PM 251017-MNT08082 00:03:08 OCEAN AVENUE SCENIC RD 3

EMS call, excluding vehicle accident with injury 10/18/25 1:59 AM 251018-MNT08093 00:03:12 LINCOLN STREET OCEAN AVE 3

EMS call, excluding vehicle accident with injury 10/18/25 8:37 AM 251018-MNT08097 00:03:49 SANTA FE STREET 8TH AVE 3

EMS call, excluding vehicle accident with injury 10/18/25 9:10 PM 251018-MNT08121 00:04:36 3000-BLK LASUEN DRIVE 3

EMS call, excluding vehicle accident with injury 10/19/25 9:21 AM 251019-MNT08132 00:03:53 SCENIC ROAD 11TH AVE 3

EMS call, excluding vehicle accident with injury 10/19/25 9:45 AM 251019-MNT08133 00:01:17 MISSION AT 7TH STREET 7TH AVE 3

EMS call, excluding vehicle accident with injury 10/19/25 1:39 PM 251019-MNT08138 00:01:25 MONTE VERDE STREET 4TH AVE 2

EMS call, excluding vehicle accident with injury 10/19/25 4:34 PM 251019-MNT08142 00:02:37 OCEAN AVENUE SCENIC RD 3

EMS call, excluding vehicle accident with injury 10/20/25 9:38 AM 251020-MNT08158 00:03:29 SANTA RITA STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/20/25 3:44 PM 251020-MNT08173 00:01:32 DOLORES STREET 7TH AVE 3

EMS call, excluding vehicle accident with injury 10/23/25 5:00 PM 251023-MNT08250 00:04:08 26015 JUNIPERO STREET 2

EMS call, excluding vehicle accident with injury 10/24/25 11:12 AM 251024-MNT08263 00:02:43 LINCOLN STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/24/25 11:12 AM 251024-MNT08264 00:02:43 LINCOLN STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/24/25 8:34 PM 251024-MNT08282 00:01:26 6TH AVENUE MISSION ST 3

EMS call, excluding vehicle accident with injury 10/25/25 3:32 PM 251025-MNT08295 00:02:10 NE CORNER OCEAN AVENUEMONTE VERDE ST 3

EMS call, excluding vehicle accident with injury 10/26/25 2:24 AM 251026-MNT08309 00:03:16 JUNIPERO AVENUE 3

EMS call, excluding vehicle accident with injury 10/26/25 1:10 PM 251026-MNT08318 00:04:12 2946 FRANCISCAN WAY 3

EMS call, excluding vehicle accident with injury 10/26/25 5:44 PM 251026-MNT08324 00:03:58 ACACIA WAY FLANDERS WAY 3

EMS call, excluding vehicle accident with injury 10/27/25 2:49 PM 251027-MNT08342 00:03:31 LINCOLN STREET 3 SE 13TH AVE 3

EMS call, excluding vehicle accident with injury 10/28/25 11:46 AM 251028-MNT08357 00:01:10 SCENIC ROAD 13TH AVE 3

300-321 Series (EMS)

RESPONSE SUMMARY REPORT BY INCIDENT TYPE

27060 CARMEL-BY-THE-SEA

Alarm Date From: 10/01/2025 To: 10/31/2025

25 10 Carmel Fire Activity Report.xlsx 1
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

300-321 Series (EMS)

EMS call, excluding vehicle accident with injury 10/29/25 4:03 AM 251029-MNT08379 00:03:06 SAN CARLOS STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/29/25 10:27 AM 251029-MNT08387 00:03:25 SANTA RITA STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/30/25 12:43 PM 251030-MNT08409 00:01:34 OCEAN AVENUE JUNIPERO AVE 3

35 0:03:15

Motor vehicle accident with no injuries. 10/15/25 11:06 AM 251015-MNT08014 00:03:05 DOLORES STREET 8TH AVE 3

1 0:03:05

Combustible/flammable gas/liquid condition, other 10/7/25 10:14 AM 251007-MNT07795 00:03:48 OCEAN AVENUE SANTA RITA ST 2

Gas leak (natural gas or LPG) 10/11/25 7:37 AM 251011-MNT07901 00:02:31 CASANOVA STREET 10TH AVE 3

Arcing, shorted electrical equipment 10/18/25 6:41 PM 251018-MNT08117 00:02:49 OCEAN AVENUE MISSION ST 3

3 0:03:03

Person in distress, other 10/24/25 9:03 AM 251024-MNT08261 00:04:16 ACACIA WAY FLANDERS WAY 2

Public service 10/3/25 2:14 PM 251003-MNT07683 00:07:27 DOLORES STREET 5TH AVE 2

Public service 10/17/25 1:26 PM 251017-MNT08076 00:06:43 MONTE VERDE STREET 12TH AVE 2

Public service 10/31/25 12:30 PM 251031-MNT08439 00:03:10 MISSION STREET 4TH AVE 2

Assist invalid 10/11/25 2:26 PM 251011-MNT07912 00:01:27 JUNIPERO AVENUE VISTA AVE 2

Assist invalid 10/11/25 7:34 PM 251011-MNT07925 00:05:35 9TH AVENUE CAMINO REAL ST 2

Assist invalid 10/20/25 9:40 AM 251020-MNT08159 00:21:09 2601 FRASER WAY 2

Assist invalid 10/22/25 4:41 AM 251022-MNT08203 00:06:14 MONTE VERDE STREET 10TH AVE 2

No incident found on arrival at dispatch address 10/12/25 3:43 PM 251012-MNT07942 00:03:25 OCEAN AVENUE SCENIC RD 3

No incident found on arrival at dispatch address 10/13/25 6:16 PM 251013-MNT07974 00:03:00 SAN ANTONIO AVENUE 2ND AVE 2

No incident found on arrival at dispatch address 10/14/25 2:15 PM 251014-MNT07993 00:01:45 MISSION STREET 7TH AVE 3

No incident found on arrival at dispatch address 10/17/25 3:53 PM 251017-MNT08083 00:07:19 8TH AVENUE SCENIC RD 2

No incident found on arrival at dispatch address 10/29/25 8:37 AM 251029-MNT08381 00:03:56 TORRES STREET 1ST AVE 3

No incident found on arrival at dispatch address 10/29/25 1:36 PM 251029-MNT08392 00:04:59 4TH AVENUE MONTE VERDE ST 2

HazMat release investigation w/no HazMat 10/22/25 6:13 PM 251022-MNT08222 00:00:19 6TH AVENUE LINCOLN ST 3

HazMat release investigation w/no HazMat 10/26/25 2:38 PM 251026-MNT08320 00:03:33 OCEAN AVENUE LINCOLN ST 2

16 0:05:16

Smoke detector activation due to malfunction 10/1/25 8:10 PM 251001-MNT07637 00:03:48 LINCOLN STREET 10TH AVE 3

Smoke detector activation due to malfunction 10/2/25 6:53 AM 251002-MNT07644 00:03:53 VIZCAINO AVE S MOUNTAIN VIEW AVE 3

Smoke detector activation due to malfunction 10/2/25 10:21 PM 251002-MNT07671 00:03:16 OCEAN AVENUE MONTE VERDE ST 3

Smoke detector activation due to malfunction 10/11/25 1:44 PM 251011-MNT07911 00:06:00 3RD AVENUE LINCOLN ST 2

Smoke detector activation due to malfunction 10/21/25 5:43 PM 251021-MNT08198 00:04:28 CASANOVA STREET 10TH AVE 3

Alarm system sounded due to malfunction 10/27/25 8:20 AM 251027-MNT08329 00:04:33 10TH AVENUE CASANOVA ST 3

400 Series (Hazardous Material)

500 & 600 Series (Service Calls)

700 Series (False Alarms)

322-399 Series (Rescues)

300-321 Series (EMS) cont.

25 10 Carmel Fire Activity Report.xlsx 2
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

300-321 Series (EMS)

CO detector activation due to malfunction 10/16/25 8:47 PM 251016-MNT08056 00:04:24 4TH AVENUE GUADALUPE ST 2

Sprinkler activation, no fire - unintentional 10/18/25 9:00 PM 251018-MNT08120 00:03:22 JUNIPERO AVENUE 4TH AVE 3

Smoke detector activation, no fire - unintentional 10/7/25 2:11 PM 251007-MNT07807 00:04:05 SCENIC ROAD 7 NW OF 8TH AVE 3

Alarm system activation, no fire - unintentional 10/23/25 4:39 PM 251023-MNT08249 00:05:51 CAMINO REAL STREET 8TH AVE 2

Alarm system activation, no fire - unintentional 10/28/25 12:42 AM 251028-MNT08351 00:04:49 CASANOVA STREET 4 NW OF 10TH AVE 2

Carbon monoxide detector activation, no CO 10/27/25 1:44 PM 251027-MNT08340 00:03:17 CASANOVA STREET 7 NW OF OCEAN AVE 3

Carbon monoxide detector activation, no CO 10/27/25 3:41 PM 251027-MNT08344 00:04:38 VIZCAINO AVE 11 SW MOUNTAIN VIEW AVE 2

13 0:04:20

Code 2 Calls 21

Code 3 Calls 47

68

100%% Under 5 Minute Response Time

700 Series (False Alarms) cont.

Over 5 Minute Response Times Cause of Delay: Code 3 Responses

Total # of Incidents

25 10 Carmel Fire Activity Report.xlsx 3
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Type of Call Number Average Response Time

Fire 0 0:00

EMS 35 3:15

Rescue 1 3:05

Hazardous Condition 3 3:03

Service Calls 16 5:16

Severe Weather 0 0:00

False Call 13 4:20

Total Responses 68 3:47

Total Code 3 Calls: 47

Response Times for Code 3

Calls ≤ 5 minutes: 100%

CARMEL-BY-THE-SEA

OCTOBER 2025

Response Summary Report by Incident Type

Fire…

EMS
51%

Rescue
2%

Hazardous Condition
4%

Service Calls
24%

Severe 
Weather

0%

False Call
19%

Fire

EMS

Rescue

Hazardous Condition

Service Calls

Severe Weather

False Call

S:\600-Public-Safety\601-Fire-Safety-Admin\601-05-Fire-Services-OtherAgencies\Carmel\Carmel Monthly Response Report\25 10 Carmel Fire Response Summary.xlsx 11/17/2025
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

300-321 Series (EMS)

EMS call, excluding vehicle accident with injury 10/2/25 4:44 PM 251002-MNT07663 00:03:31 9TH AVENUE CAMINO REAL ST 3

EMS call, excluding vehicle accident with injury 10/7/25 12:25 PM 251007-MNT07803 00:03:48 MONTE VERDE STREET 4TH AVE 3

EMS call, excluding vehicle accident with injury 10/8/25 1:05 PM 251008-MNT07824 00:03:28 MISSION ST 5 SW OF ALTA AVE 3

EMS call, excluding vehicle accident with injury 10/8/25 11:29 PM 251008-MNT07838 00:04:22 LINCOLN STREET 13TH AVE 3

EMS call, excluding vehicle accident with injury 10/10/25 1:47 PM 251010-MNT07883 00:02:09 9TH AVENUE CAMINO REAL ST 3

EMS call, excluding vehicle accident with injury 10/10/25 11:19 PM 251010-MNT07898 00:03:54 SANTA FE STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/12/25 5:36 AM 251012-1244-MNT0007930 00:04:55 NORTHEAST CORNER 10TH MONTE VERDE 3

EMS call, excluding vehicle accident with injury 10/12/25 5:35 AM 251012-MNT07930 00:04:56 MONTE VERDE STREET 10TH AVE 3

EMS call, excluding vehicle accident with injury 10/16/25 10:57 PM 251016-MNT08060 00:04:16 4TH AVENUE LOBOS ST 3

EMS call, excluding vehicle accident with injury 10/17/25 2:32 AM 251017-MNT08062 00:04:57 MONTE VERDE STREET 10TH AVE 3

EMS call, excluding vehicle accident with injury 10/17/25 8:20 AM 251017-MNT08068 00:08:52 MISSION STREET 7TH AVE 2

EMS call, excluding vehicle accident with injury 10/17/25 2:34 PM 251017-MNT08082 00:03:08 OCEAN AVENUE SCENIC RD 3

EMS call, excluding vehicle accident with injury 10/18/25 1:59 AM 251018-MNT08093 00:03:12 LINCOLN STREET OCEAN AVE 3

EMS call, excluding vehicle accident with injury 10/18/25 8:37 AM 251018-MNT08097 00:03:49 SANTA FE STREET 8TH AVE 3

EMS call, excluding vehicle accident with injury 10/18/25 9:10 PM 251018-MNT08121 00:04:36 3000-BLK LASUEN DRIVE 3

EMS call, excluding vehicle accident with injury 10/19/25 9:21 AM 251019-MNT08132 00:03:53 SCENIC ROAD 11TH AVE 3

EMS call, excluding vehicle accident with injury 10/19/25 1:39 PM 251019-MNT08138 00:01:25 MONTE VERDE STREET 4TH AVE 2

EMS call, excluding vehicle accident with injury 10/19/25 4:34 PM 251019-MNT08142 00:02:37 OCEAN AVENUE SCENIC RD 3

EMS call, excluding vehicle accident with injury 10/20/25 9:38 AM 251020-MNT08158 00:03:29 SANTA RITA STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/20/25 3:44 PM 251020-MNT08173 00:01:32 DOLORES STREET 7TH AVE 3

EMS call, excluding vehicle accident with injury 10/21/25 3:17 PM 251021-MNT08194 00:04:27 MISSION STREET 7TH AVE 3

EMS call, excluding vehicle accident with injury 10/23/25 5:00 PM 251023-MNT08250 00:04:08 26015 JUNIPERO STREET 2

EMS call, excluding vehicle accident with injury 10/24/25 11:12 AM 251024-MNT08263 00:02:45 LINCOLN STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/24/25 11:12 AM 251024-MNT08264 00:02:45 LINCOLN STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/24/25 8:34 PM 251024-MNT08282 00:01:34 6TH AVENUE MISSION ST 3

EMS call, excluding vehicle accident with injury 10/25/25 3:32 PM 251025-MNT08295 00:02:10 NE CORNER OCEAN AVE MONTE VERDE ST 3

EMS call, excluding vehicle accident with injury 10/26/25 2:24 AM 251026-MNT08309 00:03:16 JUNIPERO AVENUE 3

EMS call, excluding vehicle accident with injury 10/26/25 1:10 PM 251026-MNT08318 00:04:12 2946 FRANCISCAN WAY 3

EMS call, excluding vehicle accident with injury 10/26/25 5:44 PM 251026-MNT08324 00:03:58 ACACIA WAY FLANDERS WAY 3

EMS call, excluding vehicle accident with injury 10/29/25 4:03 AM 251029-MNT08379 00:03:31 SAN CARLOS STREET 5TH AVE 3

EMS call, excluding vehicle accident with injury 10/29/25 10:27 AM 251029-MNT08387 00:03:25 SANTA RITA STREET 2ND AVE 3

EMS call, excluding vehicle accident with injury 10/30/25 12:43 PM 251030-MNT08409 00:01:51 OCEAN AVENUE JUNIPERO AVE 3

32 0:03:35

RESPONSE SUMMARY REPORT BY INCIDENT TYPE

27015 CARMEL-BY-THE-SEA FIRE AMBULANCE

Alarm Date From: 10/01/2025 To: 10/31/2025
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

322-399 Series (Rescues)

Motor vehicle accident with no injuries. 10/15/25 11:06 AM 251015-MNT08014 00:03:05 DOLORES STREET 8TH AVE 3

1 0:03:05

400 Series (Hazardous Material)

Arcing, shorted electrical equipment 10/18/25 6:41 PM 251018-MNT08117 00:02:49 OCEAN AVENUE MISSION ST 3

1 0:02:49

500 & 600 Series (Service Calls)

Assist invalid 10/11/25 2:26 PM 251011-MNT07912 00:02:38 JUNIPERO AVENUE VISTA AVE 2

No incident found on arrival at dispatch address 10/12/25 3:43 PM 251012-MNT07942 00:03:25 OCEAN AVENUE SCENIC RD 3

No incident found on arrival at dispatch address 10/13/25 6:16 PM 251013-MNT07974 00:03:00 NORTH SAN ANTONIO AVENUE2ND AVE 2

No incident found on arrival at dispatch address 10/14/25 2:15 PM 251014-MNT07993 00:01:45 MISSION STREET 7TH AVE 3

No incident found on arrival at dispatch address 10/29/25 8:37 AM 251029-MNT08381 00:03:56 TORRES STREET 1ST AVE 3

5 0:02:57

Code 2 Calls 5

Code 3 Calls 34

39

100%

0:03:07Total Average Response Time

Over 5 Minute Response Times Cause of Delay: Code 3 Responses

Total # of Incidents

% Under 5 Minute Response Time

25 10 CFA Activity Report.xlsx 2
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

CARMEL VALLEY

EMS call, excluding vehicle accident with injury 10/30/25 8:16 PM 251030-MNT08424 00:15:40 9661 WILLOW COURT 3

1 0:15:40

CYPRESS

EMS call, excluding vehicle accident with injury 10/6/25 9:29 AM 251006-MNT7756 00:05:31 26135 CARMEL RANCHO BOULEVARD 3

EMS call, excluding vehicle accident with injury 10/17/25 5:52 AM 251017-MNT08065 00:04:44 25593 HATTON ROAD 3

EMS call, excluding vehicle accident with injury 10/4/25 9:59 PM 251004-MNT07720 00:03:55 3665 RIO ROAD 3

EMS call, excluding vehicle accident with injury 10/6/25 9:29 AM 251006-MNT07756 00:04:35 26135 CARMEL RANCHO BOULEVARD 3

EMS call, excluding vehicle accident with injury 10/7/25 9:56 AM 251007-MNT07796 00:06:31 3850 RIO ROAD 3

EMS call, excluding vehicle accident with injury 10/22/25 8:12 PM 251022-MNT08230 00:06:06 3665 RIO ROAD 3

EMS call, excluding vehicle accident with injury 10/28/25 10:59 AM 251028-MNT08356 00:05:44 5 CROSSROADS MALL 3

EMS call, excluding vehicle accident with injury 10/8/25 8:56 AM 251008-MNT07819 00:05:21 26155 SOUTH CARMEL HILLS DRIVE 3

EMS call, excluding vehicle accident with injury 10/20/25 8:13 AM 251020-MNT08154 00:07:20 26245 CARMEL RANCHO BOULEVARD 3

EMS call, excluding vehicle accident with injury 10/7/25 6:59 AM 251007-MNT07789 00:06:14 3880 VIA MAR MONTE 3

EMS call, excluding vehicle accident with injury 10/10/25 12:20 PM 251010-MNT07877 00:09:32 3565 EDGEFIELD PLACE 3

EMS call, excluding vehicle accident with injury 10/29/25 12:26 AM 251029-MNT08375 00:07:11 26434 BIRCH PLACE 3

Motor vehicle accident with injuries 10/25/25 10:58 PM 251025-MNT08306 00:04:39 HWY 1 OCEAN AVE 3

13 0:05:57

MONTEREY

EMS call, excluding vehicle accident with injury 10/1/25 11:41 AM 251001-MNT07623 00:11:10 301 EAST FRANKLIN STREET 3

EMS call, excluding vehicle accident with injury 10/6/25 10:19 PM 251006-MNT07784 00:09:49 987 WEST FRANKLIN STREET 3

EMS call, excluding vehicle accident with injury 10/9/25 5:10 PM 251009-MNT07856 00:12:56 381 CANNERY ROW 3

EMS call, excluding vehicle accident with injury 10/11/25 4:06 PM 251011-MNT07917 00:08:56 343 DELA VINA AVENUE 3

EMS call, excluding vehicle accident with injury 10/17/25 3:58 PM 251017-MNT08084 00:10:25 590 LILY STREET 3

EMS call, excluding vehicle accident with injury 10/19/25 9:27 PM 251019-MNT08150 00:08:50 200 GLENWOOD CIRCLE 3

EMS call, excluding vehicle accident with injury 10/23/25 7:31 PM 251023-MNT08253 00:07:11 1110 CASS STREET 3

EMS call, excluding vehicle accident with injury 10/27/25 5:42 AM 251027-MNT08328 00:17:04 LAKE DEL MONTE DRIVE TISDALE RD 3

EMS call, excluding vehicle accident with injury 10/27/25 9:58 AM 251027-MNT08330 00:09:08 980 FREMONT STREET 3

9 0:10:37

PACIFIC GROVE

EMS call, excluding vehicle accident with injury 10/25/25 5:54 PM 251025-MNT08300 00:13:29 200 COUNTRY CLUB GATE CENTER 3

EMS call, excluding vehicle accident with injury 10/29/25 9:57 PM 251029-MNT08399 00:12:44 461 GIBSON AVENUE 3

EMS call, excluding vehicle accident with injury 10/31/25 10:37 AM 251031-MNT08433 00:10:47 651 SINEX AVENUE 3

3 0:12:20

RESPONSE SUMMARY REPORT BY DISTRICT

27015 CARMEL-BY-THE-SEA FIRE AMBULANCE

Alarm Date From: 10/01/2025 To: 10/31/2025
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Incident Alarm Date Incident Number
Response 

Time
Combined Address Cross Street Priority

PEBBLE BEACH

EMS call, excluding vehicle accident with injury 10/13/25 2:38 PM 251013-MNT07967 00:08:18 SPYGLASS HILL ROAD STEVENSON DR 3

No incident found on arrival at dispatch address 10/6/25 3:15 PM 251006-MNT07774 00:03:25 SEVENTEEN MILE DRIVE CARMEL WAY 3

2 0:05:52

SEASIDE

EMS call, excluding vehicle accident with injury 10/5/25 7:29 PM 251005-MNT07745 00:11:51 5200 COE AVENUE 3

EMS call, excluding vehicle accident with injury 10/11/25 12:13 PM 251011-MNT07910 00:09:34 11 SANDPIPER COURT 3

EMS call, excluding vehicle accident with injury 10/15/25 6:01 PM 251015-MNT08028 00:12:56 1765 LOWELL STREET 3

3 0:11:27

Code 2 Calls 0

Code 3 Calls 30

30

0:10:19Total Average Response Time

Total # of Incidents

25 10 CFA Activity Report.xlsx 2
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District Response Number Average Response Time

Carmel-By-The-Sea 39 3:07

Carmel Highlands 0 0:00

Carmel Valley 1 15:40

Cypress 33 5:57

Marina 0 0:00

Monterey 9 10:37

Pacific Grove 3 12:20

Pebble Beach 2 5:52

Seaside 3 11:27

Total Responses 90 9:17

Total Code 3 Calls: 34

CFA Response Times for Code 3

Calls ≤ 5 minutes: 100%

CITY OF CARMEL - FIRE AMBULANCE DEPARTMENT

OCTOBER 2025

Response Summary Report by District Type

Carmel-By-The-Sea
44%

Carmel Highlands
0%

Carmel Valley
1%

Cypress
37%

Marina
0%

Monterey
10%

Pacific Grove
3%

Pebble Beach
2%

Seaside
3% Carmel-By-The-Sea

Carmel Highlands

Carmel Valley

Cypress

Marina

Monterey

Pacific Grove

Pebble Beach

Seaside
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#
Request 

Date
10-day

response 
14-day

extension 
Records Requested Requester Name  Completed Notes

25-102 10/3/2025 10/13/2025

list of business licenses in the City of 
Carmel in an excel spreadsheet format, 
with the following information:
- Assessors Parcel Number
- Business Name
- Business Address
- Business Owner Name
- Business Owner Address
- Business Type/Category
- Property Owner Name
- Property Owner Address

Tricia Nguyen, MPWMD 10/16/2025
Requested records from finance 

10/3/25. Documents sent to 
requester 10/16/2025.

25-103 10/7/2025 10/17/2025

from August 1, 2025 to present, any and all 
media lists (lists of news media contact 
information) used to distribute press 
releases and media alerts. This includes 
phone numbers, email addresses that the 
City has sent or will send press releases to.

Eric Hafner 10/7/2025 Records sent

25-104 10/8/2025 10/20/2025

I would like to review the electronic and 
hard copy files for the property located at 
010-251-036-000 (formerly 010-251-003-
000). I am specifically interested in file
number DS 19-205 (for Lot 1) and the
related lot line adjustment/lot merger file.
hard copy files for file number DS 19-205
(for Lot 1), the documented compliance
with conditions, and the construction
permit documents and final related to the
house and ADU constructed. Casanova St
7NW of Ocean.

Laura Lawrence 10/16/2025 Records sent

25-105 10/9/2025 10/20/2025 copy of marriage license Lynn Haynes 10/10/2025

Notified requester that we do not 
have these records; the request 

should go to the County of Monterey 
Clerk Recorder.

25-106 10/10/2025 10/20/2025

This communication follows your prior 
determination regarding my requests for 
legal invoices from Carmel-by-the-Sea.  I 
am submitting a revised request, 
specifically for detailed billing invoices from 
Burke, Williams & Sorensen LLP for the 
following time periods:
- March 2023
- April 2023
- April 2024
- March 2025
For these specific invoices, I request that
you produce the following information,
redacted only as necessary to exclude
descriptions of attorney work that disclose
strategy, tactics, thought processes, and
analysis:
- The names of the persons who billed time.
- Each person's hourly billing rate.
- The specific amount of time billed by each
person for each billing entry.
- The date of each billing entry.

David R. Jones 10/21/2025

Records sent with descriptions of 
specific work performed and the 
substance of legal consultation 
redacted , pursuant to Evidence 

Code sections 952 and 954; 
Government Code section 7927.705; 

Los Angeles County Bd. of 
Supervisors v. Superior Court (2016) 

2 Cal.5th 282; and County of Los 
Angeles Board of Supervisors v. 

Superior Court (2017) 12 
Cal.App.5th 1264. Invoices relating 
to pending litigation, if any, have not 

been produced. 

25-107 10/8/2025 10/20/2025

list of permits issued from Jan 2025 through 
today and include criteria below. 
- Permit Number
- SITE_ADDR
- ISSUED
-PERMIT TYPE
- PERMIT SUB TYPE
- CONTRACTOR_NAME
- DESCRIPTION
-JOB VALUE

Michelle Zepeda 10/10/2025 records sent
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#
Request 

Date
10-day 

response 
14-day 

extension 
Records Requested Requester Name  Completed Notes

25-108 10/10/2025 10/20/2025

all available data on concealed carry 
weapons (CCW) license applications 
received, approved, and denied by your 
agency from Jan. 1, 2015 to date, including: 
- Application date- Applicant name
- Disposition of application (rejected, 
accepted, etc.)- Disposition date (i.e. date 
of rejection or license issuance)
- License number
- Current license status (is the license 
active? expired? revoked?)
- Date of status change (i.e. date of 
expiration, revocation, etc.)
- Applicant address, etc.
- Applicant date of birth
- Applicant sex

Tomo Chien, The San Francisco 
Standard

10/23/2025

Sent request to PD 10/10/25. On 
10/23/25 notified the requester that 
we have no responsive records. The 
City does not issue concealed carry 

weapons licences and does not 
maintain and records associated 
with CCW licenses. The Monterey 

County Sheriff's Office is the agency 
to contact for this information.

25-109 10/14/2025 10/24/2025

In order to avoid utility conflicts for our 
clients, we would like to obtain BOTH Map 
or list of streets under paving moratorium 
AND Map or list of planned paving projects 
for the entire city of Carmel-by-the-Sea, CA.

Michaela Somers, CivilGrid 10/28/2025
Requested records from PW. Sent 

records to requester 10/28/25

25-110 10/14/2025 10/24/2025 11/7/2025

1) Municipal Code/Ordinance Sections that 
outline regulations and requirements for the 
Downtown Conservation District.
2) City-prepared documents (staff reports, 
memos, correspondence) related to the 
Downtown Conservation District.
3) City Council actions from 2004 (or other 
years) showing adoption of the Downtown 
Preservation District, including minutes, 
resolutions, and ordinances.
4) City Council minutes indicating whether 
the District was created based on State 
regulations for historic building protection 
or related building codes.
5) Documents or ordinances confirming 
that the subject property is located within 
the Downtown Conservation District.
6) Applications to list the property as 
historic (local or other agencies) and 
related staff reports, memos, and 
correspondence.
7) Zoning information for the property, 
including designations/classifications and 
any applications or documents requesting 
zoning changes.
8) Permits and approvals for the property, 
including use permits, building permits, 
variances, certificates of occupancy, and 

Stephen Dyer, Horan Legal 10/30/2025
Majority of records sent 10/30/2025. 
Searching for staff reports for part #2 

of request. 

25-111 10/14/2025 10/24/2025

Any correspondence received by the 
planning department questioning the 
operations of AW Shucks between 1/1/2025 
to present. Also, all correspondence 
received by the city and sent by the city on 
this topic from 1/1/2025 to present.

Mary Schley 10/23/2025 Records sent.

25-112 10/16/2025 10/27/2025
records pertaining to a project in Milpitas, 
CA

Raquel White, Construction 
Industry Force Account Council

10/16/2025
Requester withdrew request (sent in 

error).
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#
Request 

Date
10-day

response 
14-day

extension 
Records Requested Requester Name  Completed Notes

25-113 10/16/2025 10/27/2025 11/10/2025

all City records (applications, approvals, 
conditions of approval, correspondence, 
staff reports, building permit records, and 
related documents) on file with the 
Community Planning & Building Department 
regarding Use Permits, Conditional Use 
Permits, or Ancillary Use Permits for the 
following businesses, specifically any 
documentation related to restroom 
requirements:
1) Carmel Bakery
2) Carmel Coffee Roasting Company
3) Carmel Coffee House
4) Café Del Mar
5) Dutch Door Donuts
6) Perfectly Pressed Juice

Jennifer Blevins, Mad Dogs & 
Englishmen

11/25/2025 and ongoing

Requested extension of 14 days due 
to large volume of records requested 
under GC 7922.535(c)(2). Sent first 

batch of records in response to parts 
1-4 of the request. Will continue to

send records on a rolling basis.

25-114 10/16/2025 10/27/2025

1)The name(s) of the database(s) or
information system(s) used by the Carmel-
By-The-Sea Police Department to maintain
information on individuals designated as
gang members, associates, and/or
affiliates; and/or suspected of gang
membership, involvement, association,
and/or affiliation.
2)The number of people listed in the
database(s)/information system(s) as of 
August 1, 2025, broken down by the 
demographics of age, race, gender, and 
location/zip code.
3) The percent of current entries in the
database(s)/information system(s) who are
designated as gang members; and the
percent who have been designated as some
other status, including but not limited to,
gang associates/affiliates.

Ana Muniz 10/28/2025
Response/Records sent on 

10/28/2025

25-115 10/16/2025

the various drafts, current as well as 
previous, of the City of Carmel-by-the-Sea 
forest management plan written in whole or 
in part by Nicole "Nikki" Nedeff. Please also 
provide related email correspondence 
between Ms. Nedeff and staff, and Ms. 
Nedeff and forest and beach 
commissioners.

The City has determined that email 
correspondence between Ms. Nedeff 

and staff/commissioners are 
protected by deliberative process 

privilege and exempt from 
disclosure. (Gov. Code 7927.705, 

7922.000, Times Mirror Company v. 
Superior Court (1991) 53 Cal.3d 

1325, 1342). Draft copies of the plan 
are also exempt  under the draft 

exemption and are exempt for that 
reason as well. (Gov. Code 

7927.500.)

25-116 10/21/2025 10/31/2025 11/14/2025

Please provide all emails to or from any city 
official, employee or appointed member 
with the keyword Sades (including Sadie’s, 
sadies, Sade’s) in the subject line. 
Please also include all emails to or from any 
city employee or elected official or 
appointed official that has the word SADES 
(Sadies, sadie’s sadie’s) anywhere within 
the subject or body of the email. 
Range: from April 1, 2025 - October 21, 
2025

Parker Logan 11/10/2025

Requested extension of 14 days to 
search through several documents 

records requested under GC 
7922.535(c)(2). Records sent 

11/10/2025.

25-117 10/21/2025 10/31/2025

hard copy files for file number DS 19-205 
(for Lot 1), the documented compliance 
with conditions, and the construction 
permit documents and final related to the 
house and ADU constructed. 

Laura Lawrence  10/22/2025 Records sent.
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#
Request 

Date
10-day

response 
14-day

extension 
Records Requested Requester Name  Completed Notes

25-118 10/22/2025 11/3/2025 11/25/2025

This Public Records Act request is for all 
documents and records relating to the 
Coria project at 3 NE Mission & 10th (APN 
010-076-013)—permit #s 23-120, 23-383,
and Design Study LD 24106)—including but
not limited to project application(s), staff
reports, public comments/correspondence,
project approvals/permits, public meeting
minutes, and written correspondence with
Coria (and Coria’s contractor, engineer, and 
other consultants and agents).

Derric Oliver, Fenton and Keller 10/28/2025 and ongoing

Requested extension of 14 days due 
to large volume of records requested 
under GC 7922.535(c)(2). Sent first 

batch of records on 10/28/2025.  
Will continue to send records on a 

rolling basis. 

25-119 10/24/2025 11/3/2025
APN: 009423004 any and all records for the 
referenced lot.

Stefanie 10/30/2025
Wrong jurisdition. Sent msg to 
requester to contact Monterey 

County.  

25-120 10/27/2025 11/6/2025 Police report John Rodrigues 10/28/2025
Sent msg to requester to contact 

Carmel PD to make request. 

25-121 10/28/2025 11/7/2025 11/24/2025

all of Verizon’s wireless  applications made 
in the city. 

-Verizon applications for 5 residential
locations in 2019

-Verizon applications for 2 wireless facilities
at the Sunset Center

-Verizon applications for a wireless facility
at Carmelo near 8th in 2021

-Verizon’s application for the wireless
facility on the Doud building location
downtown and the recent upgraded
wireless facility on the Doud.

Christy Hollenbeck 11/10/2025 Records sent

25-122 10/27/2025 11/6/2025

front elevation view of the Sunset Center 
with roof elevation marker indicated from 
grade, and, 
front elevation view of the Golden Bough 
Playhouse Center with roof elevation 
marker indicated from grade

Tasha Witt 11/4/2025 Records sent

25-123 10/27/2025 11/6/2025

I would like a list of all Verizon wireless 
facility names and their locations that have 
been granted permits by the city of Carmel 
by the Sea. 

Tasha Witt 11/10/2025 Records sent
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Police Records Request Log 

October 2025 

Request 
No. 

Request Date & 
Received By

10-Day  Due
Date

Info Requested Requestor
Date Completed 

by PSO
Status

2025-001 10/20/2025 10/30/2025 CG2400302 Daniel Kroos 10/20/2025 ALI emailed

2025-002 10/24/2025 11/3/2025 CA2500622 Lexis Nexis 10/15/2025 NDJS Mailed

2025-003
10/16/25 City 

Hall
10/27/2025 mw Gang Database UCI Prof.  Ana Muniz 10/22/25 mw emailed Nova

2025-004 10/22/25 SS 11/1/2025 CG1800760 Temby Puck 10/23/2025 mw picked up

2025-005 10/23/2025 SS 11/2/2025 CG2500725 Louise Bristow 10/26/2025 SS

2025-006 10/23/2025 mw 11/2/2025 CG2500480 Mariya Rychkova 10/23/2025 mw picked up

2025-007 10/27/2025 ALI 11/6/2025 CG1900073 redacted report John Rodrigues 10/29/25 ms Mailed

2025-008 10/28/2025 ALI 11/7/2025 CG2500725
Metropolitan 

Reporting
10/28/2025 ALI Mailed

2025-009 10-28-2025 MW 11/8/2025 CG2500703 Consumer Affairs 10/28/2025 mw denied

2025-010 10/29/2025 SS 11/9/2025 CG2500741 Michael Cayen 10/29/2025 SS Picked up

2025-011 10/30/2025 SS 11/10/2025 CG2500689 redacted report Paul Marian 11/03/25 mw

2025-012 10/31/2025 SS 11/11/2025 CA2500708 Lexis Nexis 10/31/2025 SS Uploaded

2025-013 10/31/2025 SS 11/11/2025 CA2500708 Lexis Nexis 10/31/2025 SS Uploaded

2025-014 10/31/2025 SS 11/11/2025 CA2500739 Vince Fata 11/03/2025 mw Mailed

2025-015 10/31/2025 11/7/2025 CQ2500655 mvars/body cam
Cynthia Negrete dmv 

duces tecum
11/03/2025 ALI Uploaded DMV
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CITY OF CARMEL-BY-THE-SEA 

Public Works Department 
October 2025 Report  

Public Works Director 

• RFP for PW/PD Architectural Services to be released the week of November 3rd.

• Council approved the purchase of a new bucket truck for the Forestry team. Expected delivery
Summer of 2026.

Environmental Programs 

• North Dunes Project:
o Ice Plant Removal Ongoing: Coordinating all-staff work day and providing additional

task orders for contractors to remove plants.
o Renewing 5-year Coastal Development Permit (CDP 16-315); Forest & Beach

Commission review June 2026, Planning Commission review July 2026 and approval
expected September 2026.

• Carmel Beach Sea Level Rise/Adaptation Project:
o Presenting the Socio-Economic Report to Forest & Beach Commission in November

2025.
o Will conduct a Community Meeting in January 2026.
o Will present the Adaptation Pathway Report to Planning Commission and Forest &

Beach Commission (joint meeting) in January 2026.

• Stormwater:
o Applied Marine Science has sampled stormwater during the recent storms for ASBS

sampling/report. We will receive the results shortly.
o Monterey Sanctuary Foundation performed dry weather sampling at stormwater outfalls

in September.
o Submitted our RWQCB Annual Report October 2025.
o Winter stormwater construction inspections have started to ensure BMPs are in place

for rainy season.
o Restaurant stormwater inspections to begin in November 2025; ensuring proper

management of grease traps, dumpsters, and wash waters.

• Waste Management:
o Franchise Agreement MOU (ReGen +Member Agencies) approved by City Council.
o CalRecycle grant submitted for the refillable water station at Devendorf bathrooms.

• Copper Gutter Policy
o Copper Gutter Policy review to the City Council in November 2025.

TO: Honorable Mayor and City Council Members 
SUBMITTED BY: Ken Wysocki, Public Works Director 
SUBMITTED ON: October 2025  
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Facility Maintenance 
• First Murphy House: getting quotes for dry rot repairs.  
• Fire Station upgrade to accommodate a new Fire Truck: currently approved construction 

contractor was unresponsive, will go to Council in November to approve the next contractor. 

• RFP for Citywide Janitorial Services to be released the week of October 20th. 
• ADA: Working on design to install a handrail on the steps at Devendorf park along Ocean Ave.  

 
Street Maintenance 

• Seeing an increase in dead seals along the beach; teams have been removing per protocol.  

• Staff have been installing 16 new stop signs throughout the city as approved by the TSC. 

• Removed large pile of fire fuel at MTNP. 

• Setting up public sandbag station at Vista Lobos 

• Street sweeper in the shop for repairs; expected a 5-7 day turnaround. 

• Received sidewalk assessment from Precision Concrete Cutting. Requesting Council approval 
in November for contracting with Precision to surface-cut 6,572 LF of sidewalks for safety.  

• Repairing rock drainage channel along Lincoln & 4th and building a rock lined flow along Santa 
Fe and 9th.  
 

Project Management for the Capital Improvement Program 
• Council approved a Professional Service Contract for Project Management & Construction 

Management with Ausonio for various CIP facilities projects.  
 
Moffit & Nichols: 

• Beach Stairs: Received like for like design documents. Reviewed design and provided 
recommended edits; anticipate updated drawing by November 20th. 

• 4th Ave Outfall Design Concepts: concept sketches will be provided to staff by Nov 10th 
Wallace Group Projects: 

• Shoreline Infrastructure Repair Projects: provided engineering review of the beach stairs and 
facilitating the 4th Ave outfall and Sand Ramp design concepts. Will pick up the pace on 
Shoreline CIP projects.  

Additional Capital Improvement Projects: 
• City-Wide Conglomerate Paving Project: Sending Notice to Proceed out October 30th, with an 

anticipated start date of November 10th and estimated completion of March 2026.  
• Vista Lobos Panel Upgrade & EV: Project planning is now active; coordinating with PG&E.  
• Dolores Street Main Replacement (8th to Ocean): CalAM to install water main. Project has not 

started yet.  
• CAWD (Scenic): will be installing new infrastructure. Work began in the County, and work in 

Carmel is scheduled for December/January to minimize impact to City.  
 
Forestry, Parks, and Beach 

• Forest Master Plan: Held a successful steering committee in October. Staff (and Nikki Nedeff) 
are working on suggested edits. Will send the committee the updated draft for review before 
we begin the CEQA process (which will include public input). Additionally will post more 
information on the city website (e.g. Nikki’s draft, etc.) 

• Reminder:  

• Refer to City Forester’s Report. 
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CITY OF CARMEL-BY-THE-SEA 
Monthly Report  

 
   City Forester’s Report  

 

 
Forestry, Parks, and Beach Highlights: 
 
Carmel Forest Master Plan (CFMP): 

• A public meeting was held October 21, 2025, to review the first draft from Staff. Feedback was 
received from the steering committee and the public, and edits are being finalized for a draft to be sent 
for environmental review. This review stage includes public input. 
 
 

Contractors: 
• During the month of October, Tope’s Tree Service continued work at Mission Trails Nature Preserve, 

removing fire fuel, clearing overgrown vegetation, and creating a turnaround for large vehicles along the 
Serra Trail. 

• Our contractors continued to work through our removal and pruning task orders, removing a total of 23 
trees and pruning 29 trees. Following removals, stumps are USA and marked for stump grinding. 

• Town & Country has been watering young newly planted trees. One more month is planned before we 
stop watering for the winter. 
  
 

City Staff and Crews: 
 

• City Forestry Crew removed 3 dead, dying, or invasive trees, planted 21 trees, and pruned 37 trees 
providing clearance for roads and stop signs, as well as maintaining tree health.  

• City Tree Crew continued to pick up logs in the right of way that were left from several large PG&E tree 
removals. 

• The City Crew fixed an irrigation leak at Vista Lobos, new Hire Luis Contreras’ extensive irrigation 
knowledge will be invaluable to the team going forward allowing the division the ability to go beyond 
basic fixes and install and replace larger systems. 
 
 
 
  

TO:  Forest and Beach Commissioners 
 
FROM: Justin Ono, City Forester  
 
SUBJECT: October 2025 Forester’s Report  
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2025 Permitted removals, pruning, and required planting

Tree 
permits 
received

Tree 
permits 
Issued

Site 
Inspections 
Performed

Total 
Prunings

Total 
Removals

Removal 
of Upper

Removal 
of Lower

Required 
to Plant 
Upper

Required 
to Plant 
Lower

No room 
for new 

tree

Meets 
Density 

Rec.

Total 
Number 
of Trees 

Required
January 43 26 9 10 18 12 6 7 9 0 2 16

February 29 13 8 15 15 9 6 6 8 0 0 14
March 31 24 8 21 9 3 6 0 2 0 7 2
April 20 19 3 21 17 10 7 8 6 1 1 14
May 35 19 7 17 19 8 11 11 11 0 0 22
June 24 22 6 15 22 9 13 14 18 0 0 32
July 25 13 6 4 15 8 7 15 10 0 0 25

August 24 27 8 19 21 9 12 2 1 1 3 3
September 21 21 4 25 30 14 16 4 6 1 0 10

October 17 16 6 9 22 7 15 2 5 0 2 7
November
December
2024 Totals 269 200 65 156 188 89 99 69 76 3 15 145

. Permit Information  
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Re-planting of upper Re-planting of lower
2013 31 29
2014 35 20
2017 15 28
2018 1 18
2019 53 63
2020 70 28
2021 81 54
2022 48 37
2023 164 72
2024 118 113

2025* 69 76
*Year to date

Historic permitted removals and required planting

Historic permitted removals and required planting

Year
Permitted 
removals

Removal 
of upper

Removal 
of lower

Replanting 
Required 

Replanting 
of upper

Replanting 
of lower

Replanting 
%

Applications 
processed 

2021 204 81 123 135 81 54 66.18% 213
2022 149 82 67 85 48 37 57.05% 155
2023 324 211 113 223 164 72 68.83% 336
2024 231 110 121 231 118 113 100.00% 391
2025 188 89 99 145 69 76 77.13% 269
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Calendar year to date – Includes stumps removed by City crew as well as on call tree contractors. 
 
 
 

 
 
*Numbers only represent correspondences received via the City’s website and do not incude live calls, 
voicemails, drop-in visitors, and emails sent directly to employees from residents, nor return calls and emails 
from staff. Spike in last months resolutions due to large scale data cleanup. 
  

City Forestry, Parks, and Beach Activities 
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The 3-Year “Catch Up Plan”:  
 
Year 1 of the anticipated 3-year plan to catch up on deferred maintenance was a resounding success. The 
following chart provided at the previous month’s Foresters Report reflects outcomes relative to goals for Fiscal 
Year 2024/25. Staff is currently updating our goals for this new Fiscal Year 2025-26 in light of our newly 
approved FY 25-26 budget of $981,500, as well as cleaning data in our software to ensure we start out with the 
most accurate information possible. We will continue to provide monthly updates to our plans in each 
subsequent Forester’s Report. 
 
 

 
 

 
 

Tree Inventory and Deferred Maintenance ‘Catch Up’ Status 
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 CITY OF CARMEL-BY-THE-SEA 

 

Public Works Department 
November 2025 Report  

 
 

 
Public Works Director 

• RFP for PW/PD Architectural Services was released on November 18th, with bid responses 
due January 22, 2026. The mandatory walk-thru will be held December 10th.   
 

Environmental Programs 

• North Dunes Project: 
o Ice Plant Removal Ongoing: getting quotes from contractor to take care of 2.51 acres of 

ice plant removal for this year. 
o Renewing 5-year Coastal Development Permit (CDP 16-315); Forest & Beach 

Commission review June 2026, Planning Commission review July 2026 and approval 
expected September 2026. 

• Carmel Beach Sea Level Rise/Adaptation Project:  
o Socio-Economic Report presented to Forest & Beach Commission November 2025. 
o Will conduct a Community Meeting in January 2026. 
o Will present the Adaptation Pathway Report to Planning Commission and Forest & 

Beach Commission (joint meeting) in January 2026. 

• Stormwater:  
o Winter stormwater construction inspections are ongoing to ensure BMPs are in place for 

rainy season. 
o Restaurant stormwater inspections are ongoing; ensuring proper management of 

grease traps, dumpsters, and wash waters. 

• Waste Management: 
o CalRecycle grant submitted for the refillable water station at Devendorf bathrooms.  

• Copper Gutter Policy 
o Ordered BioChar socks to install in the 4th Ave Storm drain to see if copper is reduced. 
o Planning to take the Copper Policy review to the Planning Commission.  

 
Facility Maintenance 

• First Murphy House: received quotes for dry rot repairs for review. Found/fixed a water leak.  
• Fire Station upgrade to accommodate a new Fire Truck: working through permitting, with 

anticipated construction to start mid-December. 
• Fire Station Flooring Replacement Project: is currently in progress.  
• Fire Station Water Heater Replacement: received quotes and will be scheduling work to begin. 
• ADA: Working on design to install a handrail on the steps at Devendorf park along Ocean Ave. 
• Sunset Center Painting Project RFP: Request for bids for this project was posted on Nov 18th, 

with bids due Dec 19th. This project focuses on painting the exterior of Sunset Center building. 

• RFP for Janitorial Services was released at the end of October, with bids due December 9th.  

TO:   Honorable Mayor and City Council Members 
SUBMITTED BY: Ken Wysocki, Public Works Director 
SUBMITTED ON: November 2025  
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o We had a successful mandatory walk-thru on November 9th, with 11 potential bidders in 
attendance.  

• Sunset Center Elevator Power Unit Replacement Project: received quotes and are working 
closely with Sunset Center on scheduling the work.  

• Sunset Center Studio 105 flooring: work to begin replacing the flooring.  
 
Street Maintenance 

• Professional Services Agreement with Precision Concrete Cutting to fix the 1,426 sidewalk 
areas is currently in development; anticipate start date for repair work to be mid-December. 

• Staff finished installing 16 new stop signs throughout the city as approved by the TSC. 

• Public sandbag station at Vista Lobos 

• Our Street Sweeper has been out of commission for the past 3 weeks due to an onboard 
computer problem. The manufacture sent an advance technician from the East Coast on 
November 24th to perform further diagnostics and repairs.  

• Cleared drains and removed large logs and debris from the main drain on Rio Road. 
 

Project Management for the Capital Improvement Program 
 
Shoreline: 

• Beach Stairs: Received 90% design for review at the beginning of November. 

• 4th Ave Outfall Design Concepts: concept sketches provided to staff on Nov 10th 
• Sand Ramp: Stepping up concept designs and recommendations. Working on contractor 

design deliverable dates.  
Additional Capital Improvement Projects: 

• Conglomerate Paving Project: includes street paving work, selected sidewalk repairs, and 
asphalt concrete (AC) berm repairs, started Nov 12th.  

o So far we completed street AC overlay work on 10th Ave between Mission & Junipero, 
and 6th Ave between Guadalupe and Carpenter. Contractors are currently working on 
AC overlay on Torres st, between 2nd & 4th Aves. Vista Lobos Panel Upgrade & EV: 
Project planning is now active; coordinating with PG&E.  

o Upcoming work: Dig out work Nov 24th -26th at various locations in preparation for 
micro surfacing: 

▪ Monterey st (north end to 2nd ave) 
▪ Santa Fe St (3rd ave to 4th ave) 
▪ Santa Rita St (North to 2nd Ave 
▪ 3rd Ave ( Dolores St to Mission St) 
▪ Monte Verde st ( 2nd ave to 4th ave) 
▪ Perry Newberry Way (4th ave to 6th ave) 
▪ Guadalupe St (2nd ave to 3rd ave) 
▪ Guadalupe st (5th ave to 6th ave) 
▪ Lobos St (1st ave to 2nd ave) 
▪ Forest Rd (Ocean to 7th ave) 
▪ Pine Ridge Way (Forest Rd to Turnaround) 

o Dec 2nd - 12th: AC overlay work on Ocean Ave between Hwy 1 and Carpenter St. 
o You can see current status updates with a 3 week schedule look-ahead and map of all 

the paving areas for this project on our City website.  
 
Forestry, Parks, and Beach 

• Refer to City Forester’s Report. 
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

CONSENT AGENDA (Estimated time - 5 min) 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Jane Hogan, Accountant 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  October 2025 Check Register Summary 
 

RECOMMENDATION: 
Approve the check register for October 2025 
 
BACKGROUND / SUMMARY: 
The check register is a financial report generated from the City's financial system 
(Attachment 1). It categorizes checks by the responsible department or function, 
providing essential information such as the check number, vendor name, purchase 
description, check issue date, and the check amount. 
 
Per the California Supreme Court's decision in the case of Los Angeles County Board 
of Supervisors v. Superior Court (Dec. 29, 2016) (2016 WL 7473802), the check 
register excludes the specific invoice payments for legal services incurred for pending 
and active investigations, pending and active litigation, as well as recently concluded 
matters. The Supreme Court has ruled that these specific invoices are protected under 
attorney-client privilege and therefore are not subject to disclosure under the Public 
Records Act. 
 
The check register provides valuable insights into the City's financial transactions, 
ensuring transparency and accountability in our financial operations. The exclusion of 
certain legal services payments adheres to the California Supreme Court's guidelines, 
safeguarding attorney-client privilege. The contract balance information further 
enhances our financial transparency. 
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FISCAL IMPACT: 
The check register summary for October 2025 totals $1,891,784.61. 
 
PRIOR CITY COUNCIL ACTION: 
Council ratified the September 2025 check register at the November 3, 2025 special 
council meeting. 
 
ATTACHMENTS: 
1. October 2025 Check Register 
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October 2025 Check Register

Check No. Vendor/Employee Transaction Description Date Amount

Department: 000 ___
56522 County of Monterey-Treasury Division Revenue distribution Citiations 9/1/25-9/30/25 10/17/2025 2,800.00
56564 Chavan and Associates, LLC TOT Audit services FY 2024-25 10/24/2025 24,150.00

Total for Department: 000 ___ 26,950.00

Department: 110 City Council
56494 Mayon Capital, Inc October invoice for delivery services plus $500 10/07/2025 6,000.00
56529 KAZU Car Week expenses: advertising for free shuttle Larson Field 10/17/2025 540.00
56570 Dale Byrne Travel expenses 10/8-10/10/25 10/24/2025 1,279.05
56653 Office Depot, Inc. General Office Supplies 10/31/2025 39.09
56668 United Way Of Monterey County United Way 211 10/31/2025 3,000.00

Total for Department: 110 City Council 10,858.14

Department: 111 City Administration
56462 AT&T Telephone service citywide *818 10/06/2025 438.12
56466 Carmel Pine Cone Legal noticing 10/06/2025 1,500.75
56473 Iron Mountain Service 08-27-25 - 09-23-25 10/06/2025 575.79
56476 KnowBe4 USA Knowbe4 Computer Security Awareness Training 10/06/2025 3,750.13
56488 T-Mobile Monthly cell service, usage, and purchases 10/06/2025 340.14
56490 Universal Staffing Inc Temporary staffing services - City Hall underpayment 10/06/2025 0.90
56491 US Bank FRESHWORKS INC subscription 10/06/2025 820.00
56491 US Bank EIG*CONSTANTCONTACT.COM subscription 10/06/2025 99.00
56491 US Bank LIEBERTCASS Liebert Cassidy Whitmore -New 2026 Legal Obligations - Workshop 10/06/2025 75.00
56491 US Bank CCSI METROFAX HR Fax number 10/06/2025 11.95
56491 US Bank GRASINGS RESTAURANT 10/06/2025 141.50
56491 US Bank NYTIMES* subscription 10/06/2025 23.00
56491 US Bank SWIFT CAR WASH - CARMEL 10/06/2025 14.99
56491 US Bank AMAZON RETA* M993X6DV3 books 10/06/2025 61.15
56491 US Bank LEAGUE OF CALIFORNIA CIT 10/06/2025 350.00
56491 US Bank UNITED      0162325149998 10/06/2025 390.01
56491 US Bank STAPLES INC 10/06/2025 65.30
56491 US Bank BRUNOS MAR* BRUNOS MAR City Council meeting dinner 9-3-2025 10/06/2025 185.57
56491 US Bank STAPLES INC 10/06/2025 33.28
56491 US Bank WWW COSTCO COM Beverages, chips, cookies for Council meeting dinners 10/06/2025 50.48
56491 US Bank WWW COSTCO COM Beverages, cookies, and chips for City Council meeting dinners 10/06/2025 1,288.28
56491 US Bank MICROSOFT#G106416674 cloud software 10/06/2025 578.01
56491 US Bank JUNCTION NETWORKS, INC phone charges 10/06/2025 870.50
56491 US Bank JUNCTION NETWORKS, INC usage minutes 10/06/2025 394.25
56491 US Bank FRESHWORKS INC it software 10/06/2025 37.19
56491 US Bank BITWARDEN it software 10/06/2025 35.00
56491 US Bank ZOOM.COM 888-799-9666 meeting software 10/06/2025 645.85
56491 US Bank ADOBE INC software 10/06/2025 899.67
56491 US Bank BARNES&NOBLE PAPERSOURCE books 10/06/2025 20.09
56491 US Bank JUNCTION NETWORKS, INC usage minutes 10/06/2025 394.02
56491 US Bank PAKMAIL US642 shipping 10/06/2025 17.25
56491 US Bank BACKBLAZE INC IT software 10/06/2025 91.71
56491 US Bank SQ *CELLAT cellphone supplies 10/06/2025 87.40
56491 US Bank FRESHWORKS INC IT software 10/06/2025 741.01
56491 US Bank GOOGLE*CLOUD WF67MR 10/06/2025 2.59
56491 US Bank JUNCTION NETWORKS, INC 10/06/2025 393.81
56491 US Bank September 2025 Credit Card Fees 10/06/2025 89.24
56492 Verizon Wireless Cell phone sales and usage 10/06/2025 4,033.03
56515 Amazon Web Services Inc AWS Cloud Services 10/17/2025 916.02
56519 Comcast Comcast Internet 10/17/2025 644.40
56521 Copies By-The-Sea Agenda printing services 10/17/2025 522.87
56528 IAMP Pro Audio/Anthony J. Nocita Set-up, live production, associated support of city meetings and 10/17/2025 6,353.75
56532 MISAC IT Dues expense 10/17/2025 130.00
56534 Netfile, Inc Netfile 10/17/2025 4,950.00
56537 Pitney Bowes Global Fin S Postage meter lease 10/17/2025 836.55
56539 SHI International Corp Crowdstrike IT Protection bundle 10/17/2025 11,552.27
56540 Universal Staffing Inc Temporary staffing services - City Hall 10/17/2025 1,992.00
56543 Xerox Financial Services Xerox copier leases citywide 10/17/2025 984.28
56572 Digital Deployment Website support agreement:Maint, training, security and updates 10/24/2025 7,000.00
56592 Quality Water Enterprises Inc-Culligan Water Service Admin-PD 10/24/2025 3,450.00
56618 Carmel Pine Cone Legal ads 10/31/2025 2,410.00
56622 Comcast Comcast Internet 10/31/2025 46.18
56636 Iron Mountain Correct PO 2026000080 10/31/2025 342.40
56652 Netkiller, Inc. GWS Enterprise Plus-Google Workspace subscription Year 3 of 3 10/31/2025 2,554.05
56664 SHI International Corp 19 HP Workstations  and monitors 10/31/2025 38,789.47
56669 Universal Staffing Inc Temporary staffing services-V. Rodgrigues-Gorn 10/31/2025 11,553.60
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Total for Department: 111 City Administration 114,573.80

Department: 112 City Attorney
56464 Burke,Williams & Sorensen, LLP City Attorney Services August 2025 10/06/2025 60,804.02
56516 Burke,Williams & Sorensen, LLP City Attorney services 10/17/2025 52,175.00

Total for Department: 112 City Attorney 112,979.02

Department: 115 Community Planning & Building
56469 FedEx Volume Study DS 25233 (Layman) 10/06/2025 15.71
56472 International Code Council 2026-2029 Building Code Books 10/06/2025 2,248.28
56475 Katherine Wallace CA APA Conference Travel 10/06/2025 110.20
56491 US Bank FSP*ICC PENINSULA CHAPTER ICC Tri-Chapter Meeting - Jermel Laurie 10/06/2025 30.00
56491 US Bank FSP*ICC PENINSULA CHAPTER ICC Monterey Chapter Meeting - Jermel Laurie 10/06/2025 150.00
56491 US Bank AIRTABLE.COM/BILL Airtable: Affordable Housing Project (no receipt) 10/06/2025 2.86
56491 US Bank ESRI ESRI - ArcGIS Online Service 10/06/2025 120.00
56491 US Bank MONTEREYCORECCTR*VCN Monterey County Clerk Recorder: Planning Filing Fees, K 10/06/2025 18.50
56491 US Bank PY *CALIFORNIA PRESERVATI California Preservation Foundation: HRB Training 10/06/2025 300.00
56514 4Leaf, Inc Permit Technician 08-04-25 - 08-08-25 10/17/2025 3,000.00
56517 California Building Officials Virtual Education Week - Sullivan Carey-Lang 10/17/2025 330.00
56523 Engineered Fire Systems Plan Review - September 2025 10/17/2025 1,282.50
56541 Veronica Tam and Associates Sites Inventory and Programs 10/17/2025 7,992.50
56626 FedEx Planning Department Supplies 10/31/2025 24.84
56635 International Code Council Oct 15 Full Day Seminar: Electrical Code Updates Duane Dauphinee 10/31/2025 160.00
56646 Mad Dogs & Englishmen CP&B Bike Maintenance 10/31/2025 108.24
56653 Office Depot, Inc. CPB Supplies -Building 10/31/2025 25.06

Total for Department: 115 Community Planning & Bu 15,918.69

Department: 116 Police
56491 US Bank POINT EMBLEMS LLC New Badge for new hire (John DeLeon) 10/06/2025 134.71
56491 US Bank IN *CALIFORNIA POLICE CHI Cal Police Chief Assoc membership for Trayer 25-26 10/06/2025 508.00
56491 US Bank CHIPOTLE MEX GR ONLINE Car Week extended hours food/drink/tip.  PD employees an 10/06/2025 218.07
56491 US Bank BRUNO S MARKET & DE Meal from Brunos for Car week officers/dispatchers sandwiche 10/06/2025 25.19
56491 US Bank OPTICSPLANET, INC. Range Targets 2025 10/06/2025 104.01
56491 US Bank IACP IACP Conference in October 25 10/06/2025 445.00
56491 US Bank SOUTHWES    5262383846596 For IACP Conference in October 25 10/06/2025 391.92
56491 US Bank STARBUCKS STORE 16626 Coffee for Carmel Prepares on 9/6/25 10/06/2025 71.00
56531 MCCLEOA 2025-2026 MCCLEAO Dues 10/17/2025 500.00
56559 BluePearl CA - Monterey Veterinary services 10/24/2025 346.11
56562 Carmel Towing & Garage Carmel Towing Services 10/24/2025 350.00
56563 Chaplin and Hill Investigative Investigative services 10/24/2025 9,097.91
56569 County of Santa Clara-Sheriff Office COPLINK South Bay Information Sharing System Annual Billing 10/24/2025 964.63
56571 Department of Justice/Accounting Office Justice Clearinghouse 10/24/2025 64.00
56578 Image Sales Employee ID Badges-PD 10/24/2025 32.10
56579 JD Repairs, Inc PD Vehicle repairs 10/24/2025 2,763.31
56580 LC Action Police Supply, LTD Weapons purchase 10/24/2025 124.63
56586 Office Depot, Inc. Misc office supplies 10/24/2025 301.73
56594 Same Day Shred PD-Document shredding services 10/24/2025 110.00
56599 Wilana, LLC dba Swift Car Wash Car Wash 10/24/2025 320.00
56600 T2 Systems Canada Inc. Digital Iris Service 10/24/2025 75.00
56601 T2 Systems, Inc Mobile Pay Subscription 10/24/2025 264.79
56604 Tracnet Corporation ibm Service Hardware/Software renewal 10/24/2025 3,261.13
56605 Transunion Risk & Alterna TLO investigative searches 10/24/2025 75.00
56619 Chaplin and Hill Investigative Investigative services 10/31/2025 2,981.25
56623 Department of Justice/Accounting Office Justice Clearinghouse 10/31/2025 98.00
56628 Flock Group Inc Flock Safety LPR, fka Falcon 10/31/2025 18,000.00
56638 Jacob Clifford Reimburse for expenses Adv Sniper School 10/1-10/3/25 10/31/2025 870.32
56641 John DeLeon Reimburse for motorcycle equipment Cycle Gear 10/31/2025 491.60
56643 Layer 1 Networks Inc Professional services: Install outlets 10/31/2025 1,794.17
56644 Legal Notification Services Inc PD:Subpoena server services 10/31/2025 997.05
56653 Office Depot, Inc. Misc office supplies 10/31/2025 183.08
56661 JRW Investments PD Uniform and service clothes 10/31/2025 2,001.00
56666 Transunion Risk & Alterna TLO investigative searches 10/31/2025 75.00

Total for Department: 116 Police 48,039.71

Department: 117 Fire
56567 City Of Monterey Fire Services contract FY 25-26 10/24/2025 283,803.00
56568 Compressed Air Specialties, Inc Cal-OSHA Required Kunkle Valve Certification testing by mail 10/24/2025 282.00
56582 Mission Linen Service Laundry service 10/24/2025 1,112.12
56592 Quality Water Enterprises Inc-Culligan Water Service Admin-Fire 10/24/2025 1,725.00
56598 Stryker Stryker maintenance service 10/24/2025 2,626.76
56621 City Of Monterey Fire Services Jul 2025- Jun 2026 Oct 25 10/31/2025 283,803.00
56625 FasTrak Toll evasion Lic CA1350657 10/31/2025 13.75
56639 JD Repairs, Inc Fire vehicle repairs 10/31/2025 3,172.55
56665 Stryker Fire vehicle repairs and parts 10/31/2025 1,031.46

Total for Department: 117 Fire 577,569.64
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Department: 118 Ambulance
56533 Myles Routh Reimbursement for Uniform 10/17/2025 269.41
56558 American Supply Company Janitor Expense-Amb 10/24/2025 238.02
56560 Bound Tree Medical LLC Medical supplies 10/24/2025 8,697.26
56567 City Of Monterey Ambulance overtime FY 2024-25 10/24/2025 29,164.27
56584 Monterey Sanitary Supply Janitorial supplies-Fire Station 10/24/2025 134.67
56588 Peninsula Welding & Medical Supply, inc. Medical supplies Amb 10/24/2025 214.64
56611 Wittman Enterprises, LLC Wittman Ent 6%net-Sept 2025 10/24/2025 6,090.48
56616 Arthur Rosillo Reimburse for uniform 10/31/2025 524.56
56621 City Of Monterey Ambulance Service Fee Oct 2025 thru Jun 2026-Nov 25 10/31/2025 359,043.66
56637 Isaac Eckel Reimburse for uniform Galls 10/31/2025 97.97
56656 Peninsula Welding & Medical Supply, inc. Medical supplies 10/31/2025 94.54

Total for Department: 118 Ambulance 404,569.48

Department: 119 Public Works
56459 Ailing House Pest Control Ailing House -  City wide pest control 10/06/2025 574.00
56460 Airtec Inc Airtec - Routine Service 10/06/2025 616.00
56461 American Lock & Key American Lock & Key - Keys for City Facilities 10/06/2025 18.58
56465 California Fire Protection, Inc. California Fire Protection, Inc. -Fire extinguisher service chec 10/06/2025 1,100.00
56467 Carmel Towing & Garage Carmel Towing- Fuel for PW Vehicles 10/06/2025 2,456.40
56468 Cintas Corporation Cintas- Uniforms for PW 10/06/2025 279.63
56470 Golden State Portables Golden State Portables - Portable potty service 10/06/2025 2,111.10
56471 Granite Rock Company Granite Rock Company- Supplies 10/06/2025 811.78
56479 David Sollid Marina Backflow Company Marina Backflow - 10/06/2025 525.00
56483 Poe's Plumbing & Backflow Poes Plumbing & Backflow - City faciity plumbing service 10/06/2025 232.45
56484 Pureserve Building Service Pureserve Building Service - City facility janitoral service 10/06/2025 24,971.72
56485 Scarborough Lumber & Building Scarborough Ace Hardware - FACILITIES 10/06/2025 235.90
56486 Sentry Alarm Systems Sentry Alarm Systems  - City facility alarm service 10/06/2025 195.00
56489 Town and Country Gardening Tree work in the City 10/06/2025 33,032.67
56491 US Bank HOMEDEPOT.COM Sealant for waterless urinal 10/06/2025 104.64
56491 US Bank THE HOME DEPOT #6967 Heavy duty surge protector, multi strip for police Department fr 10/06/2025 51.93
56491 US Bank THE POND GUY Pond maintenance 10/06/2025 64.56
56491 US Bank THE HOME DEPOT 6967 Miscellaneous tools and supplies for FM division, batteries, drill 10/06/2025 330.80
56491 US Bank PETCO 1308 Pond maintenance 10/06/2025 42.60
56491 US Bank PETCO 1308 10/06/2025 67.71
56491 US Bank THE HOME DEPOT 6967 10/06/2025 260.89
56491 US Bank INTERNATIONAL SOCIETY OF ARBORISTS - Forestry 10/06/2025 220.00
56491 US Bank ENGINEERS BD For the California Board for Professional Engineers (Javier Hernandez) 10/06/2025 180.00
56491 US Bank MHR MARQUIS CHICAGO FD 10/06/2025 1,150.52
56491 US Bank MHR MARQUIS CHICAGO FD 10/06/2025 0.04
56491 US Bank SQ *MOBILE AUTO GLASS Y M Sweeper windshield install 10/06/2025 575.00
56501 Hayward Lumber PBL work supplies for project 8/27/25 #1024789 10/14/2025 345.69
56503 Ignacio Conteras Boot reinbursement per MOU Ignacio (luis Contreras) 8/15/25 10/14/2025 185.71
56508 On the Spot Cleaning Services Sidewalk cleaning 9/15/25 #0097 10/14/2025 5,174.00
56513 Yvette Culver Mileage for NOC-Salinas recorders Office 10/14/2025 26.13
56518 Carmel Cares-Dale Byrne, President Materials and supplies Devendorf Park fencing 10/17/2025 15,000.00
56544 Coastal Fabrication Company Inc repair gate track  9/11/25 #34943 10/21/2025 946.51
56545 Macaluso Electric, Inc. FT emergency call out 8/20/25 #11502-R 10/21/2025 800.00
56547 Municipal Maintenance Equipment Sweeper screen cable 8/29/25 #040762 and 040289 10/21/2025 1,794.81
56548 Otis Elevatior Company elevator service at HML 10/21/2025 520.20
56549 Robert Half Temporary Forester services 10/21/2025 9,214.87
56565 Cintas Corp 2 (First Aid) Refill 1st aid for PW 9/23/25 #5293478303 10/24/2025 8.23
56566 Cintas Corporation Cintas- Uniforms for PW 10/24/2025 888.85
56575 Edges Electrical Group Edges Electrical Supply - 10/24/2025 6.77
56576 First Alarm Alarm services-Fire Station 10/24/2025 338.55
56577 Forestry Suppliers, Inc Forestry Suppliers 10/24/2025 395.69
56581 Macaluso Electric, Inc. Pac rep Theater 9/12/25 #11560 10/24/2025 975.00
56583 MJ Murphy Lumber and Hardware MJ Murphy Lumber and Hardware- Lumber 10/24/2025 1,690.36
56587 Otis Elevatior Company elevator service at HML 10/24/2025 446.04
56592 Quality Water Enterprises Inc-Culligan Water Service Admin-Public Works 10/24/2025 5,175.00
56593 Robert Half Temporary Forester services 10/24/2025 3,335.11
56595 Scarborough Lumber & Building Scarborough Ace Hardware - STREETS 10/24/2025 443.53
56597 Sentry Alarm Systems Sentry Alarm Systems  - City facility alarm service 10/24/2025 3,270.54
56602 Tope's Tree Service Inc. Tree services citywide as directed by City Forester 10/24/2025 25,717.50
56603 Town and Country Gardening Tree work in the City 10/24/2025 1,368.85
56606 Tree Stuff Lockbox No 639707 Treestuff - Supplies for Forestry Division 10/24/2025 1,326.08
56607 Uline Inc. Uline- Safety Supplies 10/24/2025 1,620.48
56608 Valerie S. Gaino CASQA 2025 Conference travel 10/24/2025 331.58
56609 Valley Hills Nursery Valley Hills Nursery 10/24/2025 1,800.47
56612 AA Safe and Security Co Key FOB for Norton Garage 0000070794 10/31/2025 554.24
56613 Ailing House Pest Control Ailing House -  City wide pest control 10/31/2025 65.00
56614 Air Exchange, Inc. Fire station exhaust system PM 91614051 10/31/2025 494.09
56615 American Supply Company PW/FM Janitorial supplies 10/31/2025 111.17
56617 California Premier Restoration California Premier Restoration, Inc. - Work at City facilities 10/31/2025 6,285.00
56618 Carmel Pine Cone Community meeting Forest master plan 2541MND013 10/31/2025 340.00
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56620 Cintas Corporation Cintas- Uniforms for PW 10/31/2025 387.21
56627 Ferguson Enterprises, Inc. Ferguson Plumbing Supply 10/31/2025 433.47
56629 Fox Welding Metal Fabricator Inc Welding repair on chipper 10/31/2025 180.00
56631 Golden State Portables Golden State Portables - Portable potty service 10/31/2025 1,300.00
56633 Granite Rock Company Granite Rock Company- Supplies 10/31/2025 610.30
56642 Justin Ono ISA Board certified mastor arborist renewal fee 10/31/2025 415.00
56645 M3 Environmental Consulting M3 10/31/2025 1,545.58
56650 Monterey Sanitary Supply Monterey Sanitary Supply 10/31/2025 2,061.76
56657 Poe's Plumbing & Backflow Poes Plumbing & Backflow - City faciity plumbing service 10/31/2025 110.00
56659 Pureserve Building Service Pureserve Building Service - City facility janitoral service 10/31/2025 23,361.72
56660 Rene Aldama Boot reinbursement 2025 10/31/2025 350.00
56662 Scarborough Lumber & Building Scarborough Ace Hardware - FACILITIES 10/31/2025 91.25
56663 Sentry Alarm Systems Sentry Alarm Systems  - City facility alarm service 10/31/2025 231.00
56667 Underground Service Alert Nor Cal Membership fee 2025 and ticket fee 2024 10/31/2025 2,963.42

Total for Department: 119 Public Works 195,245.68

Department: 120 Library
56535 Pacific Grove Self Storage Storage Unit - Document storage 10/17/2025 407.00
56592 Quality Water Enterprises Inc-Culligan Water Service Admin-Library 10/24/2025 3,450.00
56640 Joe Shabram City art restoration - 2 paintings 10/31/2025 818.00
56654 Pacific Grove Self Storage Storage Unit - Document storage 10/31/2025 407.00

Total for Department: 120 Library 5,082.00

Department: 121 Community Activities
56463 Bliss Point Productions Stage rental deposit for Holiday Celebration 12.5.25 10/06/2025 1,500.00
56491 US Bank COSTCO WHSE #0131 10/06/2025 96.83
56491 US Bank BRUNO S MARKET & DE 10/06/2025 39.16
56491 US Bank COSTCO WHSE #0131 10/06/2025 284.04
56491 US Bank THE HOME DEPOT #6967 10/06/2025 43.61
56630 John Given Pumpkins for 10th Annual Pumpkin Roll 10.25.2025 10/31/2025 1,950.00
56632 Good Roots Events, Inc. FY 2025-2026 Thursday farmers' market and Third Thursday events 10/31/2025 20,700.00
56634 Hacienda 1/2 bale of rice straw for Pumpkin Roll 10.25.25 10/31/2025 217.77
56651 National Parking & Valet Shuttle-parking services Car Week 8/12-/814, 2025 10/31/2025 21,585.00

Total for Department: 121 Community Activities 46,416.41

Department: 122 Economic Revitalization
56493 Sunset Cultural Center Inc. Current fiscal year Operating Grant 10/07/2025 187,500.00

Total for Department: 122 Economic Revitalization 187,500.00

Department: 130 Non-Departmental
56482 PG&E Citywide gas and electric services 10/06/2025 18,694.25
56536 PG&E Citywide gas and electric services 10/17/2025 49.59
56557 Alliant Insurance Services Renewal Business Premium AD&D Accident Medical 10/24/2025 250.00
56589 Pitney Bowes Bank Inc Purchase Power Postage-meter refills 10/14/25 10/17/25 10/24/2025 1,050.00
56590 Pitney Bowes Bank, Inc Reserve Account Advance for postage meter refill 10/24/2025 1,000.00
56591 Prism Public Risk Innovation Employee Assistance Program Oct-Dec 2025 10/24/2025 676.20
56649 Monterey County Tax Collector City property tax assessments 10/31/2025 84,328.24
56658 Primo Brands/BlueTriton Brands Inc Finance charge 10/31/2025 20.00

Total for Department: 130 Non-Departmental 106,068.28

Department: 311 Capital Projects
56496 California Constructors City Hall roofing replacement per contract specifications 10/14/2025 35,066.49
56500 EMC Planning Group, Inc Coastal engineering adaptation planning project 8/31/25 #22-020- 10/14/2025 15,355.53
56507 Monterey Homescapes Inc. PD Building renovation-New evidence room flooring CG503995 10/14/2025 11,972.77
56509 QOVO Solutions, Inc PD Renovations: Door and camera replacement 8/15/25 # 26-9462 10/14/2025 89,080.10
56511 Wallace Group Shoreline infrastructure repair 10/14/2025 3,185.00
56512 West Coast Door & Gates PD parking lot security gate - PD/PW Building Project 10/14/2025 16,500.00
56546 Moffatt & Nichol Professional services: Coastal Engineering and environmental ser 10/21/2025 13,157.75
56561 California Constructors All equipment, material and laor to complete City Hall Roof Repl 10/24/2025 6,638.08
56574 Dudek Environmental support:Drainage and erosion control plan reviews, 10/24/2025 2,455.55
56585 Neill Engineers Corp. Drainage system repairs 10/24/2025 2,340.00
56596 SchoolLockers, com Evidence File system - PD Reno project 10/24/2025 4,601.45
56610 Wallace Group Shoreline infrastructure repair 10/24/2025 285.00
56624 EMC Planning Group, Inc Coastal Engineering and Adaptation Planning Project 10/31/2025 34,621.72

Total for Department: 311 Capital Projects 235,259.44

Grand Total 1,891,784.61
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

CONSENT AGENDA (Estimated time - 5 min) 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Anna Ginette, Community Planning & Building Director 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  Resolution 2025-100 authorizing the City Administrator to execute 

Amendment No. 2 to the consultant agreement with Veronica Tam 
& Associates to increase the total contract amount to $77,249.00 
and extend the term to December 31, 2026 

 

RECOMMENDATION: 
Adopt Resolution 2025-100 authorizing the City Administrator to execute Amendment 
No. 2 to the consultant agreement with Veronica Tam & Associates to increase the total 
contract amount to $77,249.00 and extend the term to December 31, 2026. 
 
BACKGROUND / SUMMARY: 
On April 8, 2024, the City adopted the 6th Cycle Housing Element. Subsequent to 
adoption, work began on an amendment to reevaluate the City’s sites strategy in 
meeting the required Regional Housing Needs Allocation. 
 
On September 6, 2024, the City entered into a contract with Veronica Tam & 
Associates (VTA) to complete the Housing Element amendment process (Attachment 
2). 
 
On February 28, 2025, the City approved Amendment No. 1 to the contract with VTA, 
extending the term to December 31, 2025. See Attachment 3. 
 
To this date, VTA has completed Phases 1 (Exploration) and 2 (Analysis & Revisions) 
of the contract scope and Phase 3 (HCD Review & Adoption) is underway. In order to 
complete Phase 3, staff recommends the City Council authorize the City Administrator 
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to approve Amendment No. 2 by adopting the attached Resolution (Attachment 1). 
 
FISCAL IMPACT: 
Approval of Amendment No. 2 would impact Community Planning and Building’s 
budget by $17,250. 
 
PRIOR CITY COUNCIL ACTION: 
The original contract was in the amount of $59,999. Pursuant to Carmel-by-the-Sea 
Municipal Code Section 3.12.220, consideration of the contract by City Council was not 
required. 
 
ATTACHMENTS: 
1. Resolution 2025-100 
2. Veronica Tam PSA 
3. Veronica Tam PSA Amendment No. 1 
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

RESOLUTION NO. 2025-100 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA 
AUTHORIZING THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NO. 2 TO THE 
PROFESSIONAL SERVICES AGREEMENT WITH VERONICA TAM AND ASSOCIATES TO 
EXTEND THE LENGTH OF THE CONTRACT TO DECEMBER 31, 2026, AND INCREASE THE 
CONTRACT AMOUNT TO A TOTAL NOT-TO-EXCEED $77,429, TO COMPLETE THE 6TH 
CYCLE HOUSING ELEMENT AMENDMENT PROCESS 

WHEREAS, on April 8, 2024, the City Council adopted the 6th cycle Housing 
Element, and on April 24, 2025, it was certified by the State of California Housing and 
Community Development (HCD) Department as being in substantial compliance with State law; 
and 

WHEREAS, on July 9, 2024, the City Council adopted Resolution No. 2024-062, directing 
staff to explore and develop alternative affordable housing sites and programs to submit a 
Housing Element Amendment to HCD; and 

WHEREAS, on September 6, 2024, the City Administrator executed a Professional 
Services Agreement (PSA) with Veronica Tam and Associates (VTA) for contract work to 
complete the Housing Element amendment process at an amount not to exceed $59,999; and 

WHEREAS, on February 28, 2025, the City Administrator executed Amendment No. 1 to 
the PSA extending the contract with VTA until December 31, 2025. There was no change to the 
scope of work or no increase in contract amount; and 

WHEREAS, VTA has completed Phase 1 of their scope of work – review the adopted 
Housing Element sites inventory and identify areas where development potential could be 
expanded and/or where income distribution could be rebalanced. This included working with the 
Affordable Housing Alternatives (AHA) group to assess alternative strategies such as accessory 
dwelling units, housing on religious facilities, conversion of second story spaces, hotel 
conversions, and housing infill within the downtown area; and 

WHEREAS, VTA has completed Phase 2 of their scope of work – assess each alternative 
strategy for potential Regional Housing Needs Allocation (RHNA) credits, attend meetings with 
HCD on each strategy, revise the adopted Housing Element Chapter 2 (programs) and Appendix 
C (sites inventory) for public review and comment, and finalize the revised draft Housing Element 
for HCD review; and 

WHEREAS, VTA has begun work on Phase 3 of their scope of work – HCD review and 
adoption; and 

WHEREAS, on November 13, 2025, City staff submitted the draft Housing Element 
Amendment to HCD for formal review; and 

WHEREAS, the City is under a 60-day HCD review period and completion of VTA’s Phase 
3 is forthcoming; and 

WHEREAS, the contract with VTA is set to expire on December 31, 2025 and all funds of 
the $59,999 contract amount have been exhausted; and 
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Resolution 2025-100 
Page 2 of 2 
 

 
WHEREAS, on November 10, 2025, staff received a Scope of Budget amendment from 

VTA (see Exhibit “A”) and found the proposal appropriate for completion of the 6th Cycle Housing 
Element Amendment process; and 

 
WHEREAS, CEQA Guidelines Section 15378.b.5 states that a “project” does not include 

governmental fiscal activities which do not involve any commitment to any specific project which 
may result in a potentially significant physical impact on the environment. As demonstrated above, 
amending the PSA/Contract with VTA facilitates completion of the Housing Element amendment. 
It is not an activity that would result in either a direct or indirect physical change to the environment 
and is not a project under CEQA as defined in Public Resources Code Section 21065 and CEQA 
Guidelines Section 15378. Formal adoption of the amendment will include the required CEQA 
review and documentation. 
 
NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF THE CITY OF 
CARMEL-BY-THE-SEA DOES HEREBY: 
 

Authorize the City Administrator to execute Amendment No. 2 to the Professional Services 
Agreement with Veronica Tam and Associate to extend the length of the contract to 
December 31, 2026, and increase the contract amount by $17,250, for a total amount not-
to-exceed $77,429 to complete the 6th Cycle Housing Element amendment process. 

  
PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA, 
this 1st day of December 2025, by the following vote:  
  
AYES:   
 
NOES:    
 
ABSENT:   
 
ABSTAIN:   
 
 
APPROVED:     ATTEST: 
 
 
 
________________________  _________________________  
Dale Byrne     Nova Romero, MMC 
Mayor      City Clerk 
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PROFESSIONAL SERVICES AGREEMENT

for the Carmel-by-the-Sea

General Plan Housing Element (5th cycle)Amendment

Agreement #

THIS AGREEMENT is executed this 6th day of september 2024 by and between the city of carmel-by-

the-Sea, a mUnicipal corporation, (hereinafter ,,City',), and Veronica Tam & Assoclates, (hereinafter

"Consultant"), collectively referred to herein as the "parties"'

WHEREAS, the City wishes to enga8e ConsUltant to perform the services required by this Agreement; and

WHEREAS, Consultant is willing to render such professional services, as hereinafter defined, on the

following terms and conditionsj and

WHEREAS, Consultant represents that it is trained, experienced and competent and holds all necessary

licenses and certifications to perform the services required by this Agreement

NOW THEREFORE, in consideration of the terms and conditions herein contained, the parties hereby

covenant and agree as follows:

1. SERVICES

A scooe of seNices. consultant agrees to provide to the city, as the scope of services ("scope of

services,,)underthisAgreement,thefollowing:Technicalassistancetoinformanamendmentto
ihe O,h clcle Housing Element adopted by the City in April 2024. The Scope of Services is attached

hereto as Exhibit "A." The Scope of Services under this Agreement should include' but is not

limited to, a project description, pro.iect phases, task descriptions, identification of key personnel'

identification of subconsultants, their key personnel and Seneral description of services that will

be performed, as further set forth in this Agreement and attachments hereto. consultant agrees

to all of the following:

i.consultantwillfurnishallofthelabor,technical,administrative,professionalandother
personnel, all supplies and materials, equipment, printinS' vehicles' transportation' office

space and facilities, and all tests, testing and analyses, calculations' and all other means

whatsoever, except as otherwise expressly specified in this Agreement' necessary to

perform the services required of Consultant under this Agreement'

ii.Consultant'sdesignatedrepresentative{s)whoareauthorizedtoactonitsbehalfandto
make all decisions in connection with the performance of services under this A8reement

are listed in Exhibit "8," Key Personnel, Compensation, and Fee Schedule which is made a

part of this Agreement.

iii.ConsultantmUstmakeeveryreasonableefforttomaintainthestabilityandContinUityof
Consultant's key personnel and subcontractors, if any, listed in Exhibit "8" to perform the

services required under this Agreement Consultant must notify City and obtain City's

written approval with respect oiany changes in key personnel prior to the performance of

any services by replacement personnel.
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V

VI

V]

B. Chanse orders

tl

l

lv

consultant must obtain city's prior written approval before utilizing any subcontractors to

perform any services under this Agreement. This written approval must include the identity

of the su bcontractor and the terms of com pensation

City may inspect and accept or reject any of Consultant's work under this Agreement,

either during performance or when completed. Acceptance of any of consultant's work by

City will not constitute a waiver of any of the provisions of this Agreement

The Consultant must maintain any work site in the City in a safe condition, free of hazards

to persons and property resulting from its operations.

Agreements and change orders exceeding Fifty-Nine Thousand Nine Hundred and Ninety-

Nine Dollars (559,999.00) require City Council approval to be valid'

The city may order changes to the scope of services, consistinE of additions, deletions, or

other revisions, and the compensation to be paid consultant will be adiusted accordingly.

All such changes must be authorized in writing, and executed by Consultant and City The

CostorcredittoCityresultinSfromchangesintheservicesWillbedeterminedbythe
written agreement between the parties. However, any increase in compensation beyond

the compensation limit amount approved by the City Council must be authorized in

advancebytheCityCouncilandanyServiceprovidedbyConsultantintheabsenceofsuch
approval are at Consultant's sole risk

Consultant will not be compensated for any services rendered in connection with its

performanceofthisASreementthatareinadditiontooroutsideofthosesetforthinthe
Scope of Services or otherwise required by this Agreement, unless such additional services

are authorized in advance and in writing by City.

lf Consultant believes that additional services are needed to complete the Scope of

Services, Consultant will provide the City Adminlstrator with written notification describing

the proposed additional services, the reasons for such services, and a detailed proposal

rega rding cost.

C. Familia riw with Se rvices and Site

By executing this Agreement, Consultant represents that Consultant

2ot19

consultant represents that it has the qualifications, experience and facilities necessary to

properly perform the services required under this Agreement in a thorough, competent

and professional manner. consultant will at all times faithfully, competently and to the best

of its ability, experience and talent, perform all services described in this Agreement ln

meeting its obligations under this Agreement, Consultant must employ, at a minimum,

generally accepted standards and practices utilized by persons engaged in providing

services similar to those required of Consultant under this Agreement'
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a. has thoroughly investigated and considered the Scope of Services to be performed;

b. has carefully considered how the services should be performed;

c. understands the facilities, difficulties, and restrictions attendinS performance of the

services under this Agreement; and

d. possesses all licenses required under local, state or federal law to perform the

services contemplated by this ASreement, and will maintain all required licenses

during the performance of this Agreement.

lf services involve work upon any site, consultant has or will investigate the site and is or will

be fully acquainted with the conditions there existinS, before commencinS its services.

shoutd consultant discover any latent or unknown conditions that may materially affect the

performance of services, Consultant will immediately inform City of such fact and will not

proceed except at consultant's own ri5k until written instructions are received from city.

2. COMPENSATION

lnvoice number and date;

A brief description of services performed for each project phase and/or task;

The budgeted amount for each phase, task and item, including the total amount' with the

same for approved Change Orders, if any;

Total Fee. Sublect to any limitations set forth in this Agreement, the City agrees to pay and

co*rlt.nt rgr""t to accept as full and fair consideration for the performance of this ASreement,

hourly fees ai set forth in Consultant's Key Personnel, Compensation, and Fee Schedule (Exhibit

"8,), on a time-and-material basis, in an amount not-to-exceed s59,999. Such compensation is

the,,Maximum Authorized Expenditure,,under this ASreement' The Fee Schedule includes, but

is not limited to, fees for each phase and ta5k, not-to-exceed total fee, hourly rates, reimbursable

ratesandsUbconsultantmark-uprates.TheuseofSubconsultantswillnotbeconsidereda
reimbursable expense, and such costs must be applied towards the approved budgeted amount

Payment of any compensation to Consultant is contingent upon performance of the terms and

conditions of this Agreement to the satisfaction of the city. lf the city determines that the

services set forth in the written invoice have not performed in accordance with the terms of this

Agreement,theCityisnotresponsibleforpaymentuntiltheserviceshavebeensatisfactorily
performed.

|nvoicing.ConsultantmustsubmittotheCitymonth|ywritteninvoicestotheCity,sProject
Re-presentatire, identified in Section 5 below. lnvoices must be prepared in a form satisfactory to

the City, describing the services rendered and associated costs for the period covered by the

invoice. The City will provide invoicing format upon request Consultant may not bill the City for

dUplicateservicesperformedbymorethanoneperson'Consultant,sinvoicesmUstinclUde,but
are not limited to, the following information:

i. Project Title, the city's Purchase order number and city's Project code(s) for each proiect;

B

lt

V

Amount invoiced to date divided by the agreed total compensation' expressed as a

percentage, with the same for approved Change Orders, if any;

3of19

Page 76 of 498



Docusign Envelope lD: 3E97ACF96775-463A-829A-E2AF88F71 546
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lx.

The amount earned and invoiced to date for each phase, task and/or item, including the

total amount, with the same for approved Change Orders, if any;

The amount previously invoiced for each phase, task and/or item, including the total

amount, with the same for approved Change Orders, if any;

The amount due for the period covered by this invoice for each phase, task, and/or item,

including the totat amount, with the same for approved Change Orders, if any;

For time and materials authorizations, the number of hours spent, by whom and their

hourly rate for each phase, task and/or item, including the total amount;

The costs incurred, including reimbursables, for each phase, task, and/or item for the

agreed total compensation and approved Change Orders, if any, along with 3 brief

description of those costsj

V

xl The total amount due for the period covered by this invoice, including subconsultants and

vendors of services or goods;

xii Copies of subconsultant, vendor, and reimbursable invoices including hourly breakdowns

when requested by City.

x l. Copies of subconsultant and vendor lien releases

Any such invoices must be in full accord with any and all applicable provisions of this Agreement.

Consultant must submit invoices to the City on or before the sixteenth (16'h) day of each month for

services performed in the preceding month.

The City will review each invoice submitted by Consultant to determine whether the work
performed and expenses incurred are in compliance with this Agreement. ln the event that no

charges or expenses are disputed, the invoice will be approved and paid.

Except as to any charges for work performed or expenses incurred by Consultant that are disputed
by clty, the City will pay on each such invoice within thirty (30) days of recelpt; provided, however,

that Consultant submits an invoice which is not incorrect, incomplete, or not in accord with the
provisions of this Agreement. lf any charges or expenses are disputed by City, the invoice will be
returned by City to Consultant for correction and resubmission, and the City will not be obligated
to process any payment to Consultant until thirty (30) days after a correct and complying invoice
has been submitted by consultant. Payment to consultant for services performed under this
Agreement may not be deemed to waive any defects in the services performed by consultant, even
if such defects were known to city at the time of payment. city reserves the right to withhold future
payment to consulta nt if any aspect of the consultant's work is found to be non-conform ing to the
terms of this Agreement.

The city is not obligated to pay consurtant a greater percentage of the Maximum Authorized
Expenditure than the actual percentage of services completed as of the invoice date.
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paid by the City to Consultant in accordance with the various rates as set forth in

Compensation & Fee Schedule (Exhibit "B"). All reimbursable expenses will b

consultant agrees to remit and is responsible for all withholdinS taxes, income taxes,

unemployment insurance deductions, and any other deductions required by applicable federal,

state or local laws and regulations for consultant, its employees, subconsultants and vendors of

services or goods.

C Adiustment of Maximum Authorized Exoenditure. The City may increase or decrease the

traaximum Authorized Expenditure by issuing a change order to the ASreement in accordance

with Section 1.8 "Change Orders" above. Should Consultant consider that any request or

instruction from the City's Proiect Representative constitutes a change in the scope of services,

consultant will advise the city's Prolect Representative, in writinS, within fourteen (14) calendar

days of such request or instruction. without said written advice within the time period specified,

the city is not obligated to make any payment of additional compensation to consultant.

D. Hourly Rates. Payment for all authorized services, including payment for authorized on-call, as-

needed services, will be made by the City to Consultant in accordance with the various hourly

rates as set forth in the consultant's Key Personnel, compensation & Fee Schedule (Exhibit "8")

t. Subcon sultants and Vendors. lnvoices for subconsultants and vendors of services or goods will be

the Consultant's
e considered as

included within the Maximum Authorized Expenditure. consultant is solely responsible for

payment to subconsultants and vendors of services or 8oods, and the city is not responsible or

liable for any payments to subconsultants and vendors, either directly or indirectly'

F. Audit a Examination of Accounts

l

ConsUltant must keep and will cause any assiSnee or subconsultant under this Agreement

to keep accurate books of records and accounts, in accordance with sound accounting

principles, which pertain to services to be performed under this Agreement'

Any audit conducted of books of records and accounts must be kept in accordance with

generally accepted professional standards and guidelines for auditinS'

Consultant must disclose and make available any and all information, reports, books of

records or accounts pertaining to thls Agreement to the City and any city of the County of

Monterey, or other federal, state, regional or governmental agency which provides funding

for these Services.

Consultant must include the requirements of Section 2F, "Audit and Examination of

Accounts," in all contracts with assiSnees or subconsultants under this Agreement

All records provided for in this Section are to be maintained and made available throughout

the performance of this Agreement and for a period of not less than four (4) years after full

completion of the Services. All records, which pertain to actual disputes, liti8ation, appeals

or claims, must be maintained and made available for a period of not less than four (4) years

after final resolution of such disputes, litiSation, appeals or claims.

5of19
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3. AGREEMENT TERM

Term. The work under this Agreement will commence on September 6, 2024, and must be

ffit"tuO by March C 2025, unless sooner terminated or the City grants an extension of time in

writing pursUant to the terms of this Agreement, except for provisions in this Agreement that will

surviv; the termination or completion of this Agreement. Consultant will perform Change Order

services as set out in section 1.8, "Amendment of Services (change orders)," in a timely manner

or in accordance with the agreed upon Change Order Project Schedule'

B. Timely Work. Consultant will perform all Services in a timely fashion, as set forth more specifically

in Section 3.A, "Term," and Section 3.C, "Project Schedule," of this Agreement Failure to perform

is deemed a material breach of this Agreement, and the city may terminate this ASreement with

no further liability hereunder, or may authorize, in writing, an extension of time to the

Agreement.

Proiect schedule. consultant will perform the services under this ASreement in accordance with

the following phase, task and/or milestone dates:

provide technical assistance in support of an amendment to the 61h cycle HousinS Element.

Technical assistance will inform revisions to one or more housing element programs includins,

exploring and developing alternative affordable housing sites and programs that provides

affordable housing opportunities to satisfy portions of the city's ReSional HousinS Needs

Allocation (RHNA) and removes all or a portion of the projected 149 affordable housing units at

the Sunset Center and Vista Lobos properties as part of the city's 6th cycle housing element.

lf, on October 1, 2024, the City Council authorizes work to continue on the amendment, work

under tasks 2 and 3 above will continue until Nilarch 6,2025, or such time authorized under a

contract extension.

The parties may, from time to time, by Change Order, alter the Proiect Schedule. Consultant will
provide the Services pursuant to the Project Schedule or any applicable Project Schedule Change

Order. lf at any time Consultant discovers that the Project Schedule cannot be met, Consultant
must promptly notify the City in writin8 and provide a revised Project Schedule for review and
consideration by City.

C. Notice to Proceed Upon execution of this Agreement by both parties and the receipt of all
documentation required by this Agreement to be provided by Consultant to the City, including
proof of insurance and tax identification numbers, the City will issue a written Notice to proceed

to the Consultant. The City may, in its sole discretion, issue subsequent notices from time to time
regarding further portions or phases of the work. Upon receipt of such notices, Consultant will

6of19

1. Review the 6th cycle housing element sites inventory analysis. Duet 917312024

2. Review, evaluate, refine and provide feedback on four specific draft strategies:

a. Accessory Dwelling Unit production,

b. Hotel-to-Residential conversions,

c. Redevelopment of church sites, and

d. Redevelopment of downtown sites. Due: 9130/2024

3. Suggest alternative strategies not yet considered Due 9130/2024
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diligently proceed with the Services authorized and complete those Services within the agreed

time specified in said notice. Consultant will not proceed with any of the Services unless they

have received a Notice to Proceed from the City.

4. CONSUTTANT'S EMPLOYEES AND SUBCONSULTANTS

A. Listed lovees and Su Itants. Consultant will perform the Services using the individuals

listed in the Key Employees and Subconsultants List attached hereto in Exhibit "8."

B. su of Em s or Subconsu Itants

consultant may not substitute any key employee or subconsultant listed in Exhibit "8"

without the prior written approval of the city, and such approval will not be unreasonably

withheld. The city will not approve removal or substitution of employees or subconsultants

for the reason that Consultant or its affiliates has called on such individuals to perform

services for another client of the Consultant.

ll at any time, the City reasonably objects to the performance, experience, qualifications or

suitability of any of Consultant's employees or subconsultants, then Consultant may, upon

written request from the City, replace such employee Or Subconsultant. Consultant must,

subject to scheduling and staffing considerations, make reasonable efforts to replace the

individual with an individual of similar competency and experience.

tl

Whether or not the City consents to, or requests a substitution of any employee or

subconsultant of consultant, the city will not be liable to pay additional compensation to

Consultant for any replacement or substitution.

C. Sub-a nts with 5u Itants. Consultant will incorporate the terms and conditions of this

Agreement into all sub-a8reements with subconsultants in respect of the services necessary to

pieserve all rights of the City under this Agreement. Consultant is fully responsible to the City of

all acts and omissions of subconsultants and of persons employed by any subconsultant.

D, NOt A Acent of the Citv. Nothing in this Agreement will be interpreted to render the City the

agent, employer, or partner of Consultant, or the employer

subcontracted by Consultant, and Consultant must not do anything
of anyone working for or
that would result in anyone

working for or subcontracted by consultant beinS considered an employee of the city. consultant

is not, and must not claim to be, an agent of the City.

E. lndep endent Cont ractor

consultant is an independent contractor. This ASreement does not create the relationship

of employer and employee, a partnership, or a joint venture The City may not control or

direct the details, means, methods or processes by which Consultant performs the Services.

consultant is responsible for performance of the services and may not deleSate or assign

any services to any other person except as provided for in this Agreement. consultant is

solely liable for the work quality and conditions of any partners, employees and

subconsultants.

7 ol 19
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No offer or obligation of permanent employment wlth the City or particular City department

or agency is intended in any manner, and consultant may not become entitled by virtue of

this Agreement to receive from the City any form of employee benefits including but not

limited to sick leave, vacation, retirement benefits, workers' compensation coverage,

insurance or disability benefits, Consultant will be solely liable for and obliSated to pay

directlv all applicable taxes, including federal and state income taxes and social security,

arising out of Consultant's performance of Services under this Agreement. Consultant will

defend, indemnify and hold the City harmless from any and all liability, which the City may

incur because of Consultant's failure to pay such taxes.

ii

A civs Proiect Reoresentative. The clty appoints the individual named below as the city's Proiect

Representative for the purposes of this Agreement ("City's Project Representative"). The City may

unilaterally change its proiect representative upon notice to Consultant.

Name:
Title:

Address:
Telephone
Email:

Marnie R. Waffle, AICP

Principal Plan ner

PO Box CC, Carmel-by-the-Sea, CA 93921
(831-620-20s7

mwaffle(aci.carmel.ca.us

Veronica Tam, AICP

Principal
Veronica Tam & Associates

107 S, Fair Oaks Avenue, Suite 212, Pasadena CA 91105

(626-304-0440

B. Consulta nfs Proiect Manager. Consultant a ppoints the person named below as its Project

Manager for the purposes of this Agreement ("Consultant's Proiect Manager")

C

Veronica.Tam@ vtaolannins.com

Meet and Confer. Consultant agrees to meet and confer with the City's Project Representative,

its agents or employees with regard to Services as may be required by the city to insure timely

and adequate performance of this Agreement.

D Communications and Notices. All communications between the City and Consultant re8arding this

Agreement, including performance of services, will be between the city's Project Representative

and Consultant's Project Manager. Any notice, report, or other document that either party may

be required or may wish to give to the other must be in writinS and will be validly given to and

received by the addressee, if delivered personally, on the date of such personal delivery, if

delivered by email, on the date of transmission, or if by mail, seven (7) calendar days after posting.

INDEMNIFICATION

Consultant hereby agrees to the following indemnification clause

6
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5. REPRESENTATIVES AND COMMUNICATIONS

Name:
Title:

Company:
Address:
Telephone:
Email;
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To the fullest extent permitted by law (includlng, without limitation, California Civil Code Sections 2782

and 2782.61, Consultant will defend (with legal counsel reasonably acceptable to the city), indemnify

and hold harmless the city and its officers, designated agents, departments, officials, representatives

and employees (collectively "lndemnitees") from and against claims, loss, cost, dama8e, injury

expense and liability (including incidental and consequential damages, court costs, reasonable

attorneys' fees as may be determined by the Court, litigation expenses and fees of expert consultants

or expert witnesses incurred in connection therewith and costs of investigation) to the extent they

arise out of, pertain to, or relate to, the negligence, recklessness, or willful misconduct of consultant,

any sUbconsultant or subcontractor, anyone directly or indirectly employed by them, or anyone that

they control {collectively "Liabllities"). Such obligations to defend, hold harmless and indemnify any

tndemnitee will not apply to the extent that such Liabilities are caused in part by the active negliSence

or willful misconduct of such lndemnitee.

Notwithstanding the provisions of the above paragraph, consultant agrees to indemnify and hold

harmless the City from and against all claims, demands, defense costs, liability, expense, or damages

arising out of or in connection with damage to or loss of any property belonginS to consultant or

Consultant's employees, subconsultants, representativeS, patrons, guests or invitees.

tn no event will the obligation of the Consultant exceed the limitations on the duty to defend and

indemnify as set forth in Civil Code Sections 2782,2782.6, and 2782.8

7, INSURANCE

Consultant must submit and maintain in full force all insurance as descrlbed herein. Without altering

or limiting Consultant's duty to indemnify, Consultant must maintain in effect throughout the term of

this Agreement a policy or policies of insurance with the following minimum limits of liability:

A. Commercial General Liabilitv lnsurance including but not limited to premises, personal injuries,

bodily injuries, property damage, products, and completed operations, with a combined sinSle

limit of not less than 51,000,000 per occurrence and 52,000,000 in the aggregate.

B. Profess ional Liabilitv lnsurance with limlts of not less than S1,000,000 per occurrence or claim

and s2,000,000 in the aggregate. consultant will have a policy for professional liability coveraSe

that provides coverage on an occurrence basis or obtain extended reportinS {tail) coverage (with

the same liability limits) for at least three years following the city's acceptance of the work.

C. Automo bile Liabilitv lnsurance coverin g all automobiles, including owned, leased, non owned,

and hired automobiies, used in providing Services under this Agreement, with a com bined single

limit of not less than S1,000,000 per occurrence

D. Workers ' Comoensation ln surance. lf Consultant employs others in the performance of this

Agreement, consultant must maintain workers' compensation insurance in accordance wit

California Labor Code section 3700 and with a minimum of 51,000,000 per occurrence

Other lnsurance Reouirements

All insurance required under this Agreement must be written by an insurance company

either:

h

E
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admitted to do business in California with a current A.M. Best rating of no less than

A:Vl; or
an insurance company with a current A.M. Best rating of no less than A:Vll.

Exception may be made for the State Compensation lnsurance Fund when not

specifically rated.

Each insurance policy required by this Agreement may not be canceled, except with prior

written notice to the City.

Provide an endorsement naming the City of Carmel-by-the-Sea, its officers,

officials, employees, and volunteers as additional insureds General liability

coverage can be provided in the form of an endorsement to the Consultant's

insurance (at least as broad as ISO Form CG 20 10 1185 or both CG 20 10 and CG

23 37 forms if later revisions used).

a

b

a

Provide that such Consultant's insurance is primary as respects the City, its officers,

officials, employees, and volunteers. Any insurance or self-insurance maintained

by the City is excess to the Consultant's insurance and will not contribute with it.

Contain a "5eparation of lnsureds" provision substantially equivalent to that used

in the ISO form CG 00 01 10 01 or their equivalent.

Provide for a waiver of any subrogation rights against the City via an l5O CG 24 01

10 93 or its equivalent.

Prior to the sta rt of work under this Agreement, Consultant will file certificates of insurance

and endorsements evidencing the coverage required by this ABreement with the City'

Consultant will file a new or amended certificate of insurance promptly after any change

is made in any insurance policy which would alter the information on the certificate then

on file.

Neither the insurance requirements hereunder, nor acceptance or approval of

Consultant's insurance, nor whether any claims are covered under any insurance, may in

any way modify or change consultant's obligations under the indemnification clause in this

Agreement, which will continue in full force and effect. All coverage available to the

consultant as named insured will also be available and applicable to the additional insured.

Notwithstanding these insurance requirements, consultant is financially liable for its

indemnity obligations under thls Agreement

All policies must be written on a first dollar coverage basis or contain a deductible

provision. Any deductibles or self-insured retentions ("51R") must be declared to and

approvedbytheCity.AttheoptionoftheCity,either:theinsuredwillreduceoreliminate
such deductibles or SIR as respects the City, its officers, officials, employees and

volunteers; or Consultant will provide a financial Suarantee satisfactory to the City

guaranteeing payment of tosses and related investiSations, claim administration, and

b

d

VI
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iii. All liability and auto policies must:
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xi

x

defense expenses. ln no event will any SIR or insurance policy contain language, whether

added by endorsement or contained in the policy conditions, that prohibits satisfaction of

any self-insured provision or requirement by anyone other than the named insured, or by

any means including other insurance, or which is intended to defeat the intent or

protection of an additional insured.

City reserves the right to modify these requirements, including limits, based on the nature

of the risk, prior experience, insurer, coverage, or other special circumstances.

Consultant must require and verify that all subconsultants and subcontractors maintain

insurance meeting all the requirements in this Agreement.

lf Consultant, for any reason, fails to have in place at all times during the term of this

Agreement all of the required insurance coverage, the City may, but is not obliSated to,

obtain such covera8e at Consultant's expense and deduct the cost from the sums due

Consultant. Alternatively, City may terminate the Agreement

The existence of the required insurance coverage under this ABreement will not be

deemed to satisfy or limit Consultant's indemnity obligations under this Agreement'

consultant acknowledges that the insurance coveraSe and policy limits set forth in this

Agreement constitute the minimum coverage and policy limits required. Should any

coverage carried by the consultant or any subcontractor of any tier have limits of liability

that exceed the limits or have broader coverage than required in this Agreement, those

higher limits and that broader coverage are deemed to apply for the benefit of any person

or organization included as an additional insured and those limits and broader coverage

will become the required minimum limits and insurance coverage in all sections of this

Agreement. Any insurance proceeds available to City in excess of the limits and coverages

required by this Agreement, and which is applicable to a given loss, must be made available

to City to compensate it for such losses.

consultant must give city prompt notice of claims made of lawsults initiated that arise out

of or result from consultant's performance under this Agreement, and that involve or may

involve coverage under any of the required liability insurance policies'

The consultant hereby waives any right of subrogation that any of its insurers may have or

thattheymayaccrueoutofthepaymentofanyclaimrelatedtotheConsultant,s
performance of this Agreement, regardless of whether any endorsements required by this

section are obtained.

8. PERFORMANCESTANDARDS

consultant warrants that consultant and consultant's aSents, employees, and subconsultants

performing Services under this Agreement are specially trained, experienced, and competent and

have the degree of specialized expertise contemplated within california Government code

section 37103, and further, are appropriately licensed to perform the work and deliver the

Services required under this Agreement.

11 of 19
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consultant, its agents, employees, and subconsuttants must perform all Services in a safe and

skillful manner consistent with the usual and customary standards of care, diliEence and sklll

ordinarily exercised by professional consultants in similar fields in accordance with sound

professional practices. All work product of Consultant must comply with all applicable laws, rules,

regulations, ordinances and codes. Consultant also warrants that it is familiar with all laws that

may affect its performance of this Agreement and will advise city of any changes in any laws that

may affect consultant's performance of this Agreement. All services performed under this

Agreement that are required by law to be performed or supervised by licensed personnel must

be performed in accordance with such licensing requirements.

consultant must furnish, at its own expense, all materials, equipment and personnel necessary

to carry out the terms of this Agreement. consultant may not use the city premises, property

(including equipment, instruments, or supplies) or personnel for any purpose other than in the

performance of its obliSations under this Agreement.

consultant agrees to perform all work under this Agreement to the satisfaction of city and as

specified herein. The City's Proiect Representative or his or her designee will evaluate the work

lf the quality of work is not satisfactory, City in its discretion may meet with Consultant to review

the quality of work and resolve the matters of concern, and may require Consultant to repeat the

work at no additional fee until it is satisfactory'

9. CITY INFORMATION AND RESOURCES

B

C

D

Available lnformation. The City will make available to Consultant all relevant information, plans,

rnaps, reports, specifications, standards and pertinent data which is in the hands of the city and

is required by consultant to perform the services. consultant may rely upon the accuracy and

completeness of such information and data furnished by the city, except where it is stated

otherwise or unreasonable.

ciw Resources. The city acknowledges that consultant's ability to provide the services ln

accordance with this Agreement may be dependent on the city providin8 available information

and resources in a prompt and timely manner as reasonably required by Consultant. To the extent

that the city fails to provide city resources, consultant will not be liable for any resulting delay in

the services or failure to meet the Project Schedule, but in no event will such delay or failure to

provide city resources constitute a breach of this ASreement by the city, nor will consultant be

entitled to extra compensation for same. consultant's sole remedy shall be an extension of time

to complete the Scope of Services

Obligations of Consultant. No reviews, approvals, or inspections carried out or supplied by the

citv *,rr au.g.t" from the dUties and obligations of Consu|tant, and all responsibility related to

performance of the Services will be and remain with Consultant

10. OWNERSHIP AND USE OF MATERIALS

A. ownershio ofthe Materlals. All data, studies, reports, calculations, field notes, sketches, designs,

Ota*ingt, plrnt, specifications, cost estimates, manuals, correspondence, agendas' minutes'

notes, audio-visual materials, photographs, models, software data, computer software (if

pUrchasedontheCity,sbehalf)andotherdocumentsorproductsproducedbyConsultantUnder

B

C
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this Agreement (collectively, "the Materials") are and will remain the property of the City even

though consultant or another party may have physical possession of them or a portion thereof.

Consultant hereby waives, in favor of the City, any moral rights Consultant, its employees,

subconsultants, vendors, successors or assiSnees may have in the Materials.

B. No Patent or coDvricht lnfri npement. Consultant guarantees that in its creation of the Materials

produced under this Agreement, no federal or state patent or copyright laws were violated.

consultant agrees that all copyrights, which arise from creation of the work or Services pursuant

to this Agreement, will be vested in the city and waives and relinquishes all claims to copyright

or intellectual property rights in favor of the city. consultant covenants that it will defend,

indemnify and hold city harmless from any claim or legal action brouSht against the city for

alleged infringement of any patent or copyriSht related to city's use of Materials produced by

Consultant and its employees, agents and subconsultants under this Agreement

C. Delivery and Use of the Materials. All Materials will be transferred and delivered by Consultant to

the city without further compensation following the expiration or sooner termination of this

ABreement, provided that the city may, at any time prior to the expiration or earlier termination

of this Agreement, give written notice to consultant requestinS delivery by consultant to the city

of all or any part of the Materials in which event consultant must forthwith comply with such

request. The Materials created electronically must be submitted in a format and medium

acceptable to the city. The Materials may be used by the city in any manner for the intended

purpose or as part of its operations associated with the Materials.

D. Survival of Ownership and Use Provisions. The provisions contained in Section 10, Ownership and

Use of Materials survives the expiration or earlier termination of this Agreement, an d that this

Section is severable for such purpose

E. Additio I Cooies lf the City requires additional copies of reports, or any other material that

Consultant is required to furnish as part of the Services under this Agreement, Consu Itant must

provide such additional copies, and the city will compensate consultant for the actual costs

related to the production of such copies by Consultant.

11. CONFIDENTIALITY

No Disclosure. consultant must keep confidential and may not disclose, publish or release any

information, data, or confidential information of the City to any person other than

representatives of the city duly designated for that purpose in writing by the city. consultant may

not use for consultant,s own purposes, or for any purpose other than those of the city, any

information, data, or confidential information Consultant may acquire as a result of the

performance of the Services under this Agreement. Consultant must promptly transmit to the

city any and all requests for disclosure of any such confidential information or records. The

obligations under this section will survive the expiration or earlier termination of this Agreement.

California public Records Act. Consultant acknowledges that the City is subject to the California

PublicRecordsAct(GovernmentCodesection6250etseq),knownasthe"PRA,"andagreesto
any disclosure of information by the city as required by law. consultant further acknowledSes

that it may have access to personal information as defined under the PRA, and consultant will

B

13 of 19

Page 86 of 498



Oocusign Envelope lD: 3E97AAF9577$463A-829A-E2AFBBF71 546

not use any such personal information for any purposes other than for the performance of

Services under this A8reement without the advance written approval of the City.

All scopes of services and related documents received will be public records, with the exception

of those elements, identified by the Consultant as business trade secrets and are plainly marked

"Trade Secret," "Confidential," or "Proprietary." lf disclosure is required under the PRA or

otherwise by law, the city will not be liable or responsible for the disclosure of any such records

and the Consultant will indemnify, defend, and hold the City harmless for any such disclosure.

12. CONFLICT OF INTEREST

consultant covenants that neither consultant, nor any officer, principal or employee of its firm, has or

will acquire any interest, directly or indirectly, that would conflict in any manner with the interests of

city relating to this Agreement or that would in any way hinder consultant's performance of services

under this Agreement. Consultant's attention is directed to the conflict of interest rules applicable to

governmental decision-making contained in the Political Reform Act (California Government Code

Section 87100 and following) and its implementing regulations (California Code of Regulations, Title 2,

Section 18700 et seq.), and California Government Code section 1090.

Consultant is required to file a Form 700 in compliance with the City's Conflict of lnterest Code unless

a written determination by the City Administrator is made modifying or eliminating said requirement,

or unless otherwise exempted by law.

ln addition, Consultant, Consultant's employees, and subconsultants agree as follows:

That they will conduct their duties related to this Agreement with impartiality, and must, if they

exercise discretionary authority over others in the course of those duties, disqualify themselves

from dealing with anyone with whom a relationship between them could bring the impartiality

of Consultant or its employees into question;

May not influence, seek to influence, or otherwise take part in a decision of the city knowing that

the decision may further their private interests;

c. lvlay not accept any commission, discount, allowance, payment, gift, or other benefit connected,

directly or indirectly, with the performance of services related to this Agreement, that causes, or

would appear to cause, a conflict of interesu

May have no financial interest in the business of a third party that causes, or would appear to

cause, a conflict of lnterest in connection with the performance of the Services related to this

Agreement, and if such financial interest is acquired during the term of this Agreement,

Consultant must promptly declare it to the City, and;

B

D

E May not, during the term of this Agreement, perform a service for, or provide advice to, any

person, firm, or corporation, which gives rise to a conflict of interest between the obligations of

consultant under this Agreement and the obligations of consultant to such other person, firm or

corporation.
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13. DISPUTE RESOLUTION

Disoute Resolution Procedures. The parties will make reasonable efforts to promptly resolve any

dispute, claim, or controversy arising out of or related to this Agreement ("Dispute") using the

Dispute Resolution Procedures set forth in this Section.

B. Necotiations. First, the Ci ty's Project Representative and Consultant's Project Manager will make

reasonable efforts to resolve any Dispute by amicable neSotiations and will provide frank, candid,

and timely disclosure of all relevant facts, information, and documents to facilitate negotiations.

Should these negotiations be unsuccessful in resolving the Dispute, the matter will be promptly

referred to the city Administrator or designee, and the consultant's Principal, who will meet and

confer, in good faith, to resolve the Dispute to mutual satisfaction of the parties'

Mediation. lf all or any portion of a Dispute cannot be resolved by good faith negotiations as set

forth above within thirty (30) days of the date that the matter was referred to the city

Administrator pursuant to subsection B above, either party may, by notice to the other party,

submit the Dispute for formal mediation to a mediator selected mutually by the parties from the

Monterey superior court's court-Directed Mediator Panel list. The duration of any such

mediation may not exceed 2 hours unless otherwise aSreed to by the parties. The cost of the

mediaUon (including fees of mediators) will be borne equally by the parties, and each party will

bear its own costs of participating in mediation. The mediation will take place within or in close

proximity to the City of Carmel-by-the-Sea

ln any mediation conducted pursuant to this section, the provisions of california Evidence code

section 1152 will be applicable to limit the admissibility of evidence disclosed by the parties in

the course of the mediation. ln the event the parties are unsuccessful in resolving the dispute

through the mediation process, then the parties aSree that the dispute will be submitted to

Binding Arbitration to a single Arbitrator in accordance with the existinS Rules of Practice and

Procedure of the.ludicial Arbitration and Mediation Services, lnc. (JAMS) within thirty (30) days

of the close of mediation as declared by the mediator.

Arbitration. The submission to Mediation and Arbitration in accordance with the requirements of

this section of any and all agreements, differences, or controversies that may arise hereunder iS

made a condition precedent to the institution of any action or appeal at law or in equity with

respect to the controversy involved. The award by the arbitrator will have the same force and

effect and may be filed and entered, as a iudgment of the superior court of the state of california

and is subject to appellate review upon the same terms and conditions as the Iaw permits for

judgments of superior courts. A "Prevailing Party" will be determined in the Arbitration, and the

prevailing party will be entitled to reasonable attorney's fees and costs incurred, and accrued

interest on any unpaid balance that may be due. costs will include the cost of any expert

employed in the preparation or presentation of any evidence. All costs incurred and reasonable

attorney fees will be considered costs recoverable in that proceeding, and be included in any

award.

14. TERMINATION OF AGREEMENT

A. Terminatio n for Cause or Default. The City reserves the riSht to immediately terminate this

Agreement, in whole or in part, if Consultant or any subconsultant de

C

D
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Services in accordance with the terms and conditions of this Agreement. Such termination must
be in writing, setting forth the effective date of termination, and will not result in any penalty or
other charges to the City, and may be issued without any prior notice. Without limitation,
Consultant is in default of its obligations contained in this Agreement if Consultant, or any
subconsulta nt:

Fails to perform the required Services within the term and/or in the manner provided
under this Agreement;

Fails to supply sufficient, properly skilled workers or proper workmanship, products,
material, tools and equipment to perform the Services;

Il Fails to observe or comply with all laws, ordinances, including all requirements of
governmental or quasi governmental authoritles, including federal, state, and local
government enactments, bylaws, and other regulations now or, following the date of this
Agreement, in force that pertain to;

V

V

Fails to observe or comply with the City's reasonable instructions;

Breaches the Conflict of lnterest provisions of this Agreement; or

Otherwise violates any provision of this ABreement.

B. Termination for Convenience. The C ity may, at its option and sole discretion, terminate this
Agreement, in whole or in part, with or without cause, at any time during the Agreement Term

for the conve n ience of the City, upon te n ( 10) days writte n notice to the Consu lta nt.

U pon termination of th is Agreement by the City for a ny reason, the City will pay Consultant

for satisfactorily performed Services and disbursements incurred by Consultant to the date

of termination pursuant to this Agreement, less any amounts necessary to compensate the
City for damages or costs incurred by the City arising from Consultant's default.
Termination will be without prejudice to any other rights or remedies the City may have.

I

a

b

Promptly cease all Services, including Services provided by any subconsultant,
unless otherwise directed by the City; and

Deliver to the City all the Materials provided to Consultant or prepared by or for
Consultant or the City in connection with this Agreement. Such Materials are to be

delivered to the City in completed form; however, notwithstanding the provisions

of Section 10, Ownership and Use of Materials, herein, the City may condition
payment for services rendered to the date of termination upon Consultant's

delivery to the City of such Materials.

16 of 19
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C. Steps after Termination:

Upon receipt of written notice of termination of this Agreement by the City for any reason/

Consultant m ust:

L

ii.
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lf this Agreement is terminated by the City for any reason, the City is hereby expressly

permitted to assume the projects and Services, and to complete them by any means

including, but not limited to, an agreement with another party.

15. LEGAL ACNON / VENUE

Should either party to this Agreement bring legal action against the other, the validity,

interpretation and performance of this Agreement will be controlled by and construed under the

laws of the State of California, excluding California's choice of law rules.

Venue for any such action relating to this A8reement will be in Monterey County.

lf any legal action or proceeding, including action for declaratory reliei is brouSht for the

enforcement of this Agreement or because of an alleged dispute, breach, default or

misrepresentation in connection with this Agreement, the prevailing party may recover

reasonable attorneys' fees as may be determined by the Arbitrator, experts' fees, and other costs,

in addition to any other relief to which the party may be entitled.

16. MISCELLANEOUS PROVISIONS

A. Non-di mination During the performance of this Agreement, Consultant, and its
subconsultants, may not unlawfully discriminate against any person because of race, re ligio us

creed, color, sex, national origin, ancestry, physicaldisability, mental disability, medical condition,

marital status, age, or sexual orientation, either in consultant's employment practices or in the

furnishing of services to recipients. consultant further acknowledges that harassment in the

workplace is not permitted in any form, and will take all necessary actions to prevent such

conduct.

B. Acceptance of Services Not a Release. Acce ptance by the City of the Service s to be performed

from professionalunder this Agreement does not operate as a release of Consultant

responsibility for the Services performed.

B

C

C Force Maieure. Either party is absolved from its obligation under this ASreement when and to the

extent that performance is delayed or prevented, and in the Clty's case, when and to the extent

that its need for vehicles, materials, or services to be supplied hereunder are reduced or

eliminated by any course, except financial, for reasons beyond its control. such reasons include,

but are not limited to: earthquake, flood, epidemic, fire, explosion, war, civil disorder, act of God

or of the public enemy, act of federal, state or local Sovernment, or delay in transportation to the

extent that they are not caused by the party's willful or neSligent acts or omissions, and to the

extent that they are beyond the party's reasonable control.

HeadinEs. The headings do not govern, limit, modify, or in any manner affect the scope, meaning

- ir,t"r,t of tt 
" 

provisions of this Agreement. The headings are for convenience only.

is Agreement, including the Exhibits attached hereto, constitutes the entire

the parties hereto with respect to the terms, conditions, and services and

all prior proposals, understandinSs, communications. representations and

r oral or written, relating to the sub.ject matter thereof pursuant to Section

D

E. Entlre Acreement Th

agreement between
supersedes any and

agreements, whethe
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18, "Change Order of Services." Any Change Order to this Agreement will be effective only if it is
in writing signed by both parties hereto and will prevail over any other provision of this

Agreement in the event of inconsistency between them.

F. Conflict between ement and Exhibits. ln the event of a conflict between a provision in this

Agreement and a provision in an Exhibit attached to this Agreement, the provisions in this

Agreement will take precedence.

G. Counterparts. This Agreement may be executed in one or more counterparts, each of which will

be deemed an original, and may be signed in counterparts, but all of which together will

constitute one and the same Agreement.

H. Multiole copies of Asree ment. M ultiple copies of this Agreement may be executed, but the pa rties

agree that the Agreement on file in the office of the City's City Clerk is the version of the

Agreement that governs should any difference exist among counterparts of this Agreement.

Authoritv. Any individua I executing this Agreement on behalf of the City or Consultant represents

and warrants hereby that he or she has the requisite authority to enter into this Agreement on

behalf of such party and bind the party to the terms and conditions of this Agreement.

severabiliw. lf any of the provisions contained in this Agreement are held illegal, invalid or

unenforceable, the enforceability of the remaining provisions will not be impaired thereby.

Limitations of Iiability and indemnities will survive termination of the ASreement for any cause. lf

a part of the Agreement is valid, all valid parts that are severable from the invalid part remain in

effect. lf a part of this Agreement is invalid in one or more of its applications, the part remains in

effect in all valid applications that are severable from the invalid applications.

Non-exclusive Agreement. This Agreement is non-exclusive and both the city and consultant

expressly reserve the right to enter into agreements with other consultants for the same or

similar services, or may have its own employees perform the same or similar services

L. Assignment of lnterest. The duties under this Agreement are not assiSnable, delegable, or

transferable without the prior written consent of the City. Any such purported assiSnment,

delegation, or transfer constitutes a material breach of this Agreement upon which the city may

terminate this Agreement and be entitled to damages

lV. CiW Busi License Prior to receiving a Notice to Proceed from the City, Consultant will obtain

and maintain a valid City of Carmel-by the-Sea Business License for the duration of the

Agreement. Costs associated with the license are the responsibility of Consultant'

!a!tr. consultant agrees that in the performance of thls Agreement it will comply with all

applicable federal, state and local laws and regulations. This Agreement will be governed by and

construed in accordance with the laws of the State of California and the City of Carmel-by-the-

5ea.

K

N
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lN WITNESS WHEREOF, the parties enter into this A8reement hereto on the day and year first above

written in Carmel-by the-Sea, California.

CITY OF CARM EL.BY'TH E-SEA CONSULTANT

a"f
Chip Rerig, City Administrator Veronica Tam, AICP, Principal

9 /23 /2024 9/76/2024
Chio Reris Veronica Ta

Printed Name

APPROVED AS TO FORM:

Date Printed Name Date

Prlncloal

Title

Veronica Tam and Associates

iLriI

Consultant Legal Company Name

9/2t/2024
By Date:

Brian Pierik, Esq., City Attorney

ATTEST:

^r*'L,'.^-By

Exhibit "A"

Exhibit "B"

9/23 /2O24
Date:

Nova Romero, MMC, City Clerk

Scope of Services

Key Personnel, Compensation, and Fee Schedule
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EXHIBIT A
10F 4

EE.E
vEFor.!c^ TAM 

^No 
assocrarEs

Marnie Waffle, AICP
Principal Planner
City of Carmel-bythe Sea

Scope of Work
We understand the City is interested in reevaluating its sites strategy for meeting the

RHNA as committed in the adopted Housing Element. This action will likely constitute a

substantial change to the Housing Element, warranting an amendment to the adopted

plan.

Given the time constraint, Phase 1 of this work most likely will involve the following

tasks:

r Review the current Housing Element sites inventory and identify areas where the

development potential might be expanded and/or income distribution rebalanced

r work with staff to compile dataiintel for a rough assessment of alternative

strategies that might include:

o More accurate ADUs trends, ADU amnesty

o Housing on religious facilities (ADUs/JADUs, infill, redevelopment)

o Conversion of second story space

o Targeted locations for increased density

o Lot consolidation Potential

107 S. Fair Oaks Avenue, Suite 212

Pasadena, CA 91 105 P (626) 818-9488

August 20, 2024

Subject: Statement of Qualifications for Technical Assistance - 6th Cycle
Housing Element Amendment

Dear Ms. Waffle:

Veronica Tam and Associates, lnc. (wA) is pleased to submit this statement of

Qualifications to provide the City with technical assistance in amending the 6th cycle

Housing Element.
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EXHIBIT A
20F 4

. Bakersfield6

. Bell Gardens5'6

. Berkeley6

. Beverly Hills6

. Buena Park5'6

. Camarillos6

' Capitola6

' Claremont6
. Coronas'6
. Culver Citt'

' CYPress6
I Danville6
. El Cajont6
. El Centro5 6

. El Segundo5'6

. Escondidos6

. Gardena6

. Glendora5'6

. Goleta6
r Hercules6
. Hermosa Beach6
r lmperial Beachs 6

. Jurupa Valleys6

. Lafayette6

. La Mirada6

. La Canada Flintridges o

' Laguna Beach6
. La Mesa56
r La Mirada6
. La Puente6
r Long Beachs 6

r Los Alto Hills6
. Los Angeles Countf
r Los Gatos6
. Los Gatos6
r Malibu6
r Marin Countf

. Mission Viejo6
r Monterey Countys

' Ojai6
. Oceanside6
. Palo Alto6
. Palmdale6
. Pasadena6
. Petaluma6
r Port Hueneme6
. Rancho Cucamonga6
. Redondo Beach5'6
s .-; i til l;r ,

r Riverside6
. Rolling Hills Estates6
. Rosemead6
. Salinass 6

. San Brunos
r San Clemente56
. San Diego Countf
. San Fernandos'o

' San Mateo6
. San Bruno6

' San Ramon6
. San Mateo6
. Santa Barbara County6
r Santees'6
r : .:t.. .,i ,

. Simi Valleys,s

. South Gate5'6

. Thousand Oaks6

' Torrance6
. Tracys,6
. Ventura6
. Vistas6
r Walnut56

' West Hollywoodl6
. Westlake Village6

107 S. Fair Oaks Avenue, Suite 212

Pasadena, CA 91 105 P (626) 818-9488

Quatifications

Housing Etement and REAP TechnicaI Assistance on AFFH Compliance

We are well known for our expertise in State Housing Element law' We have prepared

Housing Elements for jurisdictions throughout the State and we maintain an excellent

track record of receiving State certification.

The following are some of our 5,h and 6th cycles Housing Element works. we have also

taken over more than ten Housing Elements from other consultants who were not able

to complete the projects. These include Beverly Hills, Danville, Goleta, Hermosa Beach,

Lafayette, La Mirada, Los Gatos, Malibu, Mission Viejo, Norwalk, San Mateo, San Bruno,

and orange county. All of these Housino Elements are deemed comoliant with state

law:
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EXHIBITA

30F4

REAP Technical Assistance
ln addition to directly assisting our clients with Housing Element preparation, wA has
also been retained by various council of Governments (cocs) to provide technical
assistance. These include:

REAP 1.0: Technical Assistance
. ABAG - Marin County Collaborative, focusing on AFFH compliance

' ABAG - contra costa county collaborative, providing assistance on all aspects
of Housing Element preparation

, San Joaquin Valley Collaborative, focusing on AFFH compliance for Housing
Element updates

r GCCOG - Gateway Cities Council of Governments, providing an analysis of
AFFH implementation

REAP 2.0: Technical Assistance
i ABAG - Contra Costa County Collaborative, providing assistance on Housing

Element implementation

Other Services
VTA provides other services, such as Zoning Code revislons and grant applications:

lmperial Beach Accessory Dwelling Unit Ordinance (2021)
Redondo Beach lnclusionary Housing Ordinance (2022)
Ventura lnclusionary Housing Ordinance (2022)
Long Beach Religious Facilities and lnstitutions Affordable Housing Overlay
(underuray)
Long Beach HUD Pro-Housing Grant Application (2023)

References
City of Hermosa Beach Housing Element (2021-2025)

VTA was retained by the City to take over development of the Housing Element from the
previous consultant. A key component of the revisions necessary to achieve HCD
certification is to reevaluate the sites inventory. VTA worked closely with staff to remove
sites that were deemed infeasible and to develop criteria for identifying replacement
sites. Demonstrating the feasibility of infilling a church site became a key factor to
meeting the RHNA. Additional rezoning was also required to fully accommodate the
remaining RHNA.

Carrie Tai, AICP, Community Development Director
(310) 318-0231
ctai@hermosabeach qov

'107 S. Fair Oaks Avenue, Suite 212
Pasadena, CA 91 105 P (626) 818-9488
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EXHIBIT A

40F 4

City of Capitola Housing Element (2023-2031)

Capitola has not experienced any significant housing development activities in recent
years. Compiling a sites inventory not only required a meticulous search throughout the

entire community, but also working with City and HCD staff to identify and mitigate

constraints to development. The Housing Element includes detailed program actions to
pursue residential development on the Capitola Mall properties'

Katie Herlihy, AICP, Community Development Director
(831)475-7300 ext.216
kherlihy@ci.capitola.ca.us

107 S. Fair Oaks Avenue, Suite 212

Pasadena, CA 91 105 P (626) 818-9488

City of MillValley Housing Element (2023'203'll

As a small town with significant environmental constraints (flooding and topography),

Mill Valley,s future development potential is limited. wA utilized Gls and other

methodologies to develop a multi-pronged sites inventory that includes sB 9

opportunities, office conversion, and redevelopment of less than viable uses (such as

banks and auto-related uses).

Danielle Staude, Principal Planner
(415) 3884033
dstaude@citvofmillvallev.oro

City of Seaside Housing Element (2023'20311

The seaside Housing Element was prepared as part ofthe comprehensive update to the

General Plan. while the majority of the city's RHNA was already fulfilled with the

approval of campus Town, the city has a remaining RHNA of 75 lower income units that

must be accommodated on nonvacant land. As a highly buildout and somewhat

overcrowded coastal community, identifying sites for the remaining RHNA was

challenging. wA developed criteria for screening sites based on existing local and

regionai tiends. The sites inventory for the remaining RHNA is comprised of

commercial, residential, and church sites'

Andrew Myrick, Economic Development and Community Planning Manager

(831) 899-6830
amyrick@ci.seaside.ca.us
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EXHIBIT B

10F 5

Key Personnel
Veronica Tam, AICP

Veronica Tam will oversee the development ofthe Carmel alternative sites strategy. Throughout
her career, Ms. Tam is a recognized expert in housing policy planning, especially in State
Housing Element law. Throughout her career, she has personally been involved in the
preparation of more than 300 Housing Elements. She also has a long history working in
Monterey County. For the 6th cycle, WA assisted Marina, Seaside, and Salinas in the Housing
Element update and is currently completing the Pacific Grove Housing Element.

Lori Parrin n. Planner

Lori joined WA in 2021. She has over 20 years' experience in housing, land use, and

environmental analyses and planning, having previously worked in both private and public

sectors. Lori was the primary planner for Capitola and Pacific Grove Housing Element updates

and also contributed to the Santa Barbara County Housing Element. Most recently, she assisted

the City of Long Beach with the Pro-Housing Grant Application.

Alexis Bueno. Planner

Alexis joined WA in 2019 and has participated in the preparation of numerous housing and

community development studies. Alexis,.iointly with Jamie, prepared the Housing Element AFFH

analyses for more than 50 jurisdictions throughout california. specifically, she was the primary
planner for the Marina and Seaside Housing Element.

Jamie P r. Planner

Jamie joined wA in 2020 and has since developed expertise in fair housing analysis. she has

assisted many jurisdictions with their compliance with AFFH requirements as part of her

Housing Element works. She was the primary planner for the Goleta Housing Element update.

Jamie, loinly with Alexis, prepared the Housing Element AFFH analyses for more than 50

jurisdictions throughout California.

107 S. Fair Oaks Avenue, Suite 212
Pasadena, CA 91 105 P (626) 818-9488
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EI-E
EXHIBIT B

2ocH""

Ms. Tam has expertise in the areas of housing policy
development and community development planning. She has
over 25 years of experience preparing a range of housing and
community development plans and studies for jurisdictions
throughout Califomia.

EDUGATION
N4A, Urban Planning, University of
Califomia, Los Angeles

BES, Urban and Regional Planning
(Ec.nomics Minor), University of
Waterloo, Canada

2016 CentralValley Section, APACA
Award of Excellence - Best Practicei
Fresno lvlulli-Jurisdictional Housing
Element

2014 San Diego Section, APACA
Comprehensive Planning, Small
Jurisdiction: 2013-2021 El Cajon
Housing Elemenl

6tt Cycl6 Housing
Bell Gardens
Berkeley

Beverly Hills
Camarillo
Capitola
Claremont
Culver City
El Cajon

EI Segundo

Escondido
Gardena

Clendora

Gonsolidated Plans
Alhambra Glendora
Carlsbad Lancastei

Costa Mesa Long Beach

El Cajon Perris

Clendale Salinas

Fair Housing Studies
Chino Pasadena

Clendale Peiris
Long Beach Pomona

Palm Springs Salinas

Elements (80 Jurisdictions)
Goleta Ranclto Cucamonga
Hermosa Beach Salinas
Imperial Beach San Clemente
La Mesa San Diego County
Los AngelesCounty San Femando
Marin County San Ramon
Mission Vieio Santa Barbara County
Pacific Grove Santee

Palmdale Simi Valley
Palo Alto Thousand Oaks
Petaluma Vista
Port Hueneme Walnut

PROFESSIONAL AFFILIATIONS
American lnslitute of Certified Planners

American Planning Association

2016 APACA
Award of [Ierit - Besl Praclice: Fresno
MultiJurisdidional Housing Element

5th Cycle Housing Elements (60 Jurisdictions)
Avalon Clendora Marina
Buena Park Gonzales Monterey County
Chino Hawthome Pomona

Corona Lawndale Rancho Santa MarSarita
EI Caion Lomita San Femando
Encinitas Long Beach Seaside

ATYARDS
2023 APACA - Northen Section
Distinguished Planner

2016 Northern Section, APACA
Award of L,lerit - Public Outreachr 2014-
20'15 Salinas Housing lnitiatives

Santee

Santa Clarita
Simi Valley
Monterey County
Orange County

Santa Clarita
Monterey County
San Diego County
Ventura County

2014 APACA
Awa.d of Merit - Hard Won Victories:
2013-2021 ElCajon Housing Element

Special Studies
. City ofVenhrra Inclusionary Housing Poliry
. Cateway Cities Council of Govemments (CCCOG) Housing Assessment

and Housing Element Implementation Assessment
. City of lang Beach HLID Pro-Housing Crant Application

VEROI{rCA TAMI AtCP
PRINCIPAL

RELATED PROJECT EKPERIENCE

I

I

I
I

l

2016 APACA
Award of Excellence - Opportunity and
Empowerment 201 4-201 5 Salinas
Housing lniliatives

VEronica Tam and Associates
107 S Fair Oaks Avenue. Suile 212 Pasadena, CA 91105
P (626) 304-0440 F (626) 304-0005
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EDUCATION
N4aster in Urban and Regional Planning, 2000
University of Califomia, lrvine

Bachelor in Political Science, '1996

University of Colorado at Boulder

SKILLS
Public Presentations
Public Outreach
Database lvlanagemenl
Zoning Code Analysis

IE-E LORI PARRINGTON
PLANNER

Ms. Parrington holds a Master degree in Urban and Regional
Plarrning and has over twelve years of planning experience in
the public and private sectors.

Ms. Parrington's housing experience includes Housing
Elements, Zoning Code updates, special studies, Specific Plan
preparation and environmental review.

VERONICA TAM AND ASSOCIATES

At VTA, Ms. Parrington contributes to a variety of housing
sfudies as well as environmental clearance requirements for
housing-related projects.

EXHIBIT B
RESUME

San Femando

San Ramon
Tracy

66 Cycle Housing Etement
Capitola Pacific Grove
Commerce Petaluma
Marin County Santa Barbara County

Special Housing Studies
Gateway Cities Housing Assessment
Gateway Cities AFFH Housing Policy Analysis
Long Beach HUD PRO Housing Grant Application

PRIOR EXPERIENCE

Prior to joining VTA, Ms. Parrington worked for the following
companies/agencies:

Katen Wamer Associates: Assisted in the pr€paration of
Housing Element updates for several Southem Califomia
jurisdictions. Ms. Parrington specialized in the technical writing
for Needs Assessment, Constraints and AFFH chapters.

City of Vacaville: Ms. Parrington served as an Associate
Planner where she was responsible for a variety of current
planning applicationg Specific Plans, staff report preparation
and Planning Commission and City Council presentations.

30F5

County of Sacramento: Planner III for the long-range planning
division. Ms. Parrington served as a Project Manager for the
County General Plan update and was also a key staff member
for the extensive public outreach campaign.

*

Veronica Tam and Associatos
107 S Fsir Oaks Avenue, Suile 212, Pasadena, CA 91105
P (626) 304-0440 F (626) 304-0005
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EDUCATION
l\4aster in Urban Planning, 2019
Califomia State Polytechnic university, Pomona
(3801 W Temple Ave, Pomona, CA 91768)

Bachelor in Biological Science, 2015
Califomia State University, Fullerton

SKILLS
Spanish Fluency
Database lvlanagemenl
ArcGlS

IE-E
EXHIBIT B

40F 6'"''

Ms. Bueno Correa holds a Master degree in Urban and Regional
Planning with a specialization in community development.

Ms. Bueno Correa is familiar with both qualitative and
quantitative methods of research. Her academic research was
focused on assessing community change and gentrification due
to demographic and housing trends.

At VTA" Ms. Bueno Correa contributes to a variety of housing
and community development studies as well as environmental
clearance requirements for housing-related projects.

6s Cycle Housing
Blythe
Bradbury
Culver City
El Centro
Escondido
Imperial Beach

La Mirada
Merced County
Multi-Juris.

Element
Long Beach

Marin County
Marina
Oceanside

Pasadena

Petaluma

San Bruno
Santa Barbara

County

San Ramon

Santee

Seaside

South Gate

Thousand Oaks
Ventura

Tulare County
Multi-Juris

Analysis of lmpediments to Fair Housing Ghoice (Al)
Glendale Pasadena San Diego County

Gonsolidated Plan and Annual Plans
Alhambra Long Beach Santa Clarita
Costa Mesa Monterey County Salinas

Special Housing Studies
Gateway Cities Housing Assessment

Gateway Cities AFFH Housing Policy Analysis

PR]OR EXPERIENCE

Prior to joining VTA, Ms. Bueno Correa worked for the

Municipal Water District of Orange County.

veronica Tam and Associatss
107 S Fair Oaks Avenue, Suite 212, Pasadena, CA 91105
P (626) 304-0440 F (626) 304-000s

ALEXIS BUENO GORREA
PLANNER

VERONICA TAM AND ASSOCIATES
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Docusign Envelope lD: 3E97AAFgS775-463A-829A-E24FBEF7l 546

EE-E JAMIE POYUER

PLANNER

66 Gycle Housing Element
Berkeley Cardena
Beverly Hills Goleta
Compton La Mesa

El Caion Los Angeles County
El Segundo Los Gatos

Escondido Marin County

sofH"'

oiai
San Clemente
San Diego County
San Ramon
Simi Valley
Santa Barbara County

VERONICA TAM AND ASSOCIATES

Ms. Power is well versed in using Census and CHAS datasets

for housing and demographic analysis. As a planner, Ms. Power

contributes to the preparation of a variety of housing studies

and reports:

EOUCATION
Bachelor in Environmental Studies, 2020
University of Califomia, Santa Earbara

Affirmatively Furthering Fair Housing Analysis
Chula Vista Jurupa Valley Pasadena

Consolidated Plans and Annual RePorts
Lancaster Glendora Santa Clarita

Special Housing Studies
Gateway Cities Housing Assessment

Gateway Cities AFFH Housing Policy Analysis

PRIOR EXPERIENCE

Prior to joining VTA, Ms. Power worked at Rincon Consultants

as an environmental planner. Ms. Power worked on variotts

planning reports including Environmental Impact Reports, air

quality and compliance analyses, and technical noise studies.

voronlca Tam and AsSociat€3
107 S. Fair Oaks Avenue, Suite 212, Pasadena, CA 91105
P (626) 304-0440 F (626) 304-000s

EXHIBIT B

Ms. Power holds a bachelor's degree in Environmental Studies
from the University of California, Santa Barbara. She joined

VTA in 2020 and has been assisting with the preparation of
various housings studies.1
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2024 Rate Schedule

107 S. Fair Oaks Avenue, Suite 212
Pasadena, CA 91 105

EXHIBIT B

60F 6!E.!
vERoNrc^ T^M 

^ND 
ASSocTATES

Name Title Hourly Rate

Principal $2oo

Lori Parrington Planner $150

Alexis Bueno Planner $145

Jamie Power Planner $145

Erin Lay Grants Specialist $150

Patrick Ward GIS $145

Gerrie Humphrey Administration Assistant $100

P (626) 818-9488

Veronica Tam
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Docusign Envelope ID: 29928689-A263-48E9-90FA-C96AA0811898 

AMENDMENT NO. 1 

PROFESSIONAL SERVICES AGREEMENT 
For the Carmel-by-the-Sea 

General Plan Housing Element (6th cycle) Amendment 

1. This amendment (the "Amendment") is made by the City of Carmel-by-the-Sea (hereinafter
"City") and Veronica Tam & Associates (hereinafter "Consultant"), parties to a Professional
Services Agreement (the "Agreement"), executed on the 6th day of September 2024.

2. The Agreement is amended as follows:

a. Section 3. Agreement Term, Subsection A. Term of the Agreement is modified as follows:

The work under this Agreement will commence on September 6, 2024, and must be 
completed by December 31, 2025, unless sooner terminated or the City grants an 
extension of time in writing pursuant to the terms of this Agreement, except for 
provisions in the Agreement that will survive the termination or completion of this 
Agreement. Consultant will perform Change Order services as set out in Section l.B, 
"Amendment of Services (Change Orders)," in a timely manner or in accordance with the 
agree upon Change Order Project Schedule. 

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

co NSU L �r:tt�ed by: 

By: ��:��t� 
Veronica Tam, AICP, Principal 
Veronica Tam & Associates 

CITY: rc~•••-_, 
By: �{,,�gw 

Chip Rerig, City Administrator 

ATTEST: DocuSlgned by: 

By: �=,= 
Nova Romero, City Clerk 

2/28/2025 
Date: _________ _ 

2/28/2025 
Date: ________ _ 

2/28/2025 
Date: ________ _ 

ATTACHMENT 3
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

CONSENT AGENDA (Estimated time - 5 min) 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Tom Ford, Administrative Analyst 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  Resolution 2025-101 Authorizing the City Administrator to execute 

Amendment No. 2 to the Janitorial Services Agreement with 
Pureserve for a total not-to-exceed amount of $149,000 for the 
term of January 1, 2026 to June 30, 2026. 

 

RECOMMENDATION: 
Adopt Resolution 2025-101 Authorizing the City Administrator to execute Amendment 
No. 2 to the Janitorial Services Agreement with Pureserve for a total not-to-exceed 
amount of $149,000 for the term of January 1, 2026 to June 30, 2026. 
 
BACKGROUND / SUMMARY: 
The City has contracted with Pureserve Building Services, Inc. (formerly Pureserve 
Facility Services) since March 2016 for janitorial services at City facilities and public 
restrooms. The most recent 3-year contract was set to expire on June 30, 2025, and 
was subsequently extended for up to six months—through December 31, 2025—via 
Resolution 2025-061. 
 
During preparation of a new Request for Proposals (RFP), staff identified that the 
limited number of proposals received in the previous solicitation was largely due to (1) a 
relatively short contract term, and (2) insufficient time between a Notice of Award and 
the contract start date, which did not allow firms adequate time to recruit staff and 
complete required background checks. 
 
To address these issues, staff released an RFP offering a 5-year base contract with 
optional extensions of up to 5 years, and a potential lead-time of up to 5 months before 
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the effective Notice to Proceed date. These changes have already increased interest, 
as evidenced by ten firms attending the mandatory pre-proposal meeting in November 
2025. 
 
To provide sufficient transition time and ensure uninterrupted janitorial services 
citywide, staff recommends extending the City’s current contract with Pureserve for up 
to an additional six months, through June 30, 2026, with the ability for the City to 
terminate the contract at any time within this period if a new contract is awarded and 
mobilization begins sooner. This continuation, along with the prior six-month extension, 
maintains operational continuity without service disruption. 
 
No modifications to the scope or pricing are proposed under Amendment No. 2. This 
extension maintains the existing monthly rate of $23,361.72. A full six-month term 
would total $140,170.32. Staff recommends authorization of a not-to-exceed amount of 
$149,000, which includes a contingency of just under $9,000 already budgeted for 
Fiscal Year 2025-26 to support any unforeseen needs. 
 
Adoption of the Resolution (Attachment 1) will authorize the City Administrator to 
extend the existing contract with Pureserve from January 1, 2026, up to June 30, 2026, 
with the City retaining the right to terminate the extension at any time, for a total not-to-
exceed amount of $149,000. The proposed Agreement Amendment No. 2 (Attachment 
2) reflects this authorization. 
 
FISCAL IMPACT: 
The adopted budget includes sufficient funding within the Public Works Department 
Facility Maintenance Contractual Services account to cover the additional 6-month 
period. The monthly rate for the proposed 6-month extension would remain at 
$23,361.72 per month, which is $140,170.32 over the 6-month extension. A 
contingency of $8,829.68 is already funded in the Fiscal Year 2025-26 Facilities 
operating budget, for a not-to-exceed total fee of $149,000 for the 6-month term. 
 
PRIOR CITY COUNCIL ACTION: 
In 2015, Council adopted Resolutions 2015-046 & 2015-110: Initial award to Pureserve 
Facility Services. 
In 2021, Council adopted Resolution 2021-037: Approving a six-month extension 
through December 31, 2021. 
In 2022, Council adopted Resolution 2022-045: Approving a three-year contract 
through June 30, 2025 
In July 2025, Council adopted Resolution 2025-061: Approving a 6-month contract 
extension through December 30, 2025. 
 
ATTACHMENTS: 
1. Resolution 2025-101 
2. Amendment No. 2 for Pureserve Janitorial Services 
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CITY OF CARMEL-BY-THE-SEA 
CITY COUNCIL 

RESOLUTION NO. 2025-101 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA AUTHORIZING 
THE CITY ADMINISTRATOR TO EXECUTE AMENDMENT NO. 2 TO THE JANITORIAL SERVICES 
AGREEMENT WITH PURESERVE BUILDING SERVICES FOR A TOTAL NO-TO-EXCEED 
AMOUNT OF $149,000 FOR THE TERM OF JANUARY 1, 2026 TO JUNE 30, 2026 

WHEREAS, the City of Carmel-by-the-Sea entered into a Professional Services Agreement with 
Pureserve Building Services, Inc. for janitorial services, pursuant to Resolution 2022-045; and  

WHEREAS, pursuant to Resolution 2025-061, Pureserve has delivered janitorial services in 
accordance with Amendment No. 1, with a term set to expire on December 31, 2025; and  

WHEREAS, the City seeks appropriate time to continue the competitive Request for Proposals 
(RFP) process currently underway for future service contracts; and  

WHEREAS, a six-month contract extension beginning January 1, 2026 through June 30, 2026 
is necessary to ensure uninterrupted services while allowing time for proper planning, procurement, 
and lead time; and  

WHEREAS, sufficient funds are budgeted to support the extended term at current service levels 
and rates.  

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

Authorize the City Administrator to execute Amendment No. 2 to the janitorial services 
agreement with Pureserve for a total no-to-exceed fee amount of $149,000 for the term of 
January 1, 2026 to June 30, 2026. 

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF CARMEL-BY-THE-SEA, this 
1st day of December 2025, by the following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

APPROVED: ATTEST: 

________________________ _____________________________ 
Dale Byrne, Mayor  Nova Romero, MMC, City Clerk 

ATTACHMENT 1
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AMENDMENT NO. 2 TO AGREEMENT  
Professional Services Agreement for  

City-wide Janitorial Services  
Agreement #: PWD-PURES-178-22-25 

THIS 2nd AMENDMENT TO AGREEMENT (“Amendment”) made and entered into as of this 1st day of 
December, 2025, amends the Agreement heretofore entered into between the CITY CARMEL-BY-THE-
SEA, a municipal corporation, hereinafter referred to as “CITY”, and Pureserve Building Services, 
hereinafter called “CONSULTANT.” 

RECITALS 
CITY and CONSULTANT entered into an Agreement PWD-PURES-178-22-25 for an amount of 

$263,696.00 on June 6, 2022, for city-wide janitorial services; and CITY and CONSULTANT now desire to 
extend the term of the agreement from January 1, 2026 to June 30, 2026, for a total not-to-exceed amount 
of $149,000.  

AGREEMENT 
NOW, THEREFORE, in consideration of the above recitals, which recitals are contractual in nature, the 
mutual premises herein contained, and for other good and valuable consideration hereby acknowledge, 
the parties agree that the aforesaid Agreement be amended as follows: 

1. CONSULTANT will provide continued services as described in Attachment “A”, attached hereto
and incorporated herein by reference. Such additional services will extend the term of the
agreement from January 1, 2026 to June 30, 2026.

2. CONSULTANT’S sole compensation for satisfactory performance of all services required or
rendered pursuant to this Amendment will be a total fee of $23,361.72 per month. The total for the
Agreement and this Amendment will be a not-to-exceed fee of $149,000.

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

4. Each party represents and warrants that all necessary action has been taken by such party to
authorize the undersigned to execute this Amendment and to bind the parties to the performance
of its obligations.

5. This Amendment may be executed in counterparts, each of which will be deemed an original,
and all of which, when taken together, constitute one and the same instrument. The Amendment
will be considered executed when the signature of a party is delivered by facsimile or other
electronic transmission. Such facsimile or other electronic signature will have the same effect as
an original signature.

6. If any term, condition, or covenant of this Amendment is declared or determined by any court of
competent jurisdiction to be invalid, void or unenforceable, the remaining provisions of this
Amendment will not be affected and the Amendment will be read and construed without the
invalid, void or unenforceable provision.

ATTACHMENT 2
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AMENDMENT NO. 2 TO AGREEMENT  
Professional Services Agreement for  

City-wide Janitorial Services  
Agreement #: PWD-PURES-178-22-25 

 

 

CITY OF CARMEL-BY-THE-SEA 

___________________________    _____________________ 

Chip Rerig, City Administrator     Date 

 

CONSULTANT 

___________________________     ______________________ 

Name/Title        Date 

 

 

APPROVED AS TO FORM: 

 

By: _______________________________    Date: _________________ 

Brian Pierik, City Attorney 

 

ATTEST: 

 

By: _________________________________    Date: __________________ 

Nova Romero, MMC, City Clerk 

ATTACHMENT 2
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CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

ORDERS OF BUSINESS 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Rob Culver, Public Works Superintendent 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  Receive a Presentation on the StreetSaver Pavement 

Management System by Nichols Consulting Engineers (Estimated 
time - 20 min) 

 

RECOMMENDATION: 
Receive a Presentation on the StreetSaver Pavement Management System by Nichols 
Consulting Engineers. 
 
BACKGROUND / SUMMARY: 
Margot Yapp, PE. President of Nichols Consulting Engineers, (NCE) will give a 
presentation on how our Pavement Management System selects streets for resurfacing. 
 
FISCAL IMPACT: 
None 
 
PRIOR CITY COUNCIL ACTION: 
None 
 
ATTACHMENTS: 
None 
 
 

Page 110 of 498



 

CITY OF CARMEL-BY-THE-SEA 
City Council 
Staff Report 

  
 December 1, 2025 

ORDERS OF BUSINESS 
 

TO:  Honorable Mayor and City Council Members 
   
SUBMITTED BY:  Brandon Swanson, Assistant City Administrator 
   
APPROVED BY:  Chip Rerig, City Administrator 
   
SUBJECT:  Receive an update on the Design Traditions 1.5 Project, and 

provide feedback direction to staff (Estimated time - 90 min) 
 

RECOMMENDATION: 
Receive a presentation and provide any feedback on the form, function, and usability of 
the current draft of the City’s Design Guidelines, which are a product of the Design 
Traditions 1.5 Project. 
 
BACKGROUND / SUMMARY: 
EXECUTIVE SUMMARY 
 
The City Council, as the ultimate policy making authority in the City, is being provided a 
presentation on the most current draft Design Guidelines and an update on the overall 
project.  Staff and the Design Traditions 1.5 Project (DT-1.5) Steering Committee are 
seeking feedback on the form, function and usability of the document, with 
consideration given to comments received from the Planning Commission at their 
recent November 18th special meeting.  The goal is to receive any feedback on the 
draft version of the Residential Guidelines section and accompanying appendices 
before finalizing both the Residential and Commercial Guidelines in order to move into 
the adoption phase of the project. 
 
RECOMMENDATION 
 
Receive a presentation and provide any feedback on the form, function and usability of 
the current draft of the City’s Design Guidelines, which are a product of the Design 
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Traditions 1.5 Project.   
 
BACKGROUND AND PROJECT DESCRIPTION 
 
Project Beginnings and Timeline 
The Design Traditions 1.5 Project (DT-1.5) started in earnest in early March, 2022 
when the City Council approved a contract with Winter & Co. to update the City’s 
Residential and Commercial Design Guidelines (Attachment 1).  Nore Winter, the 
Principal of Winter & Co., was selected as the lead consultant.  Nore is an urban design 
consultant with more than forty years planning experience and was chosen due in large 
part to the fact that he and his firm created the City’s existing Design Guidelines over 
20 years ago through the Design Traditions Project.  The scope of work attached to 
Nore’s contract, and the name of the current project were thoughtfully crafted by 
Council over two meetings as the “Design Traditions 1.5” Project.  This was done to 
signify that the project goal was not to completely overhaul the existing Design 
Guidelines as a “2.0” document, but rather to refine and update what already existed. 
 
In early April 2022, one month after approving the contract with Nore Winter, the City 
Council established the Design Traditions 1.5 Steering Committee and appointed 
Maryann Schicketanz, Doug Schmitz, Victoria Beach, Melanie Billig and Don Goodhue 
to work with staff on the project.  The Steering Committee convened its first meeting on 
April 13, 2022 and since then has held a total of 36 working meetings, generally 
running between 2-3 hours.   
 
It is worth noting that there was a 10-month break in meetings between November 
2023 and September 2024 while the City’s Planning Director was also acting as the 
City’s Assistant City Administrator, which has contributed to the extended timeline of 
this project. 
 
Project Timeline 
To better understand the narrative in the next sections regarding community 
engagement and the progression of drafts, here is a simple timeline of the project: 

• March, 2022 – Contract executed with Nore Winter for Design Traditions 1.5 
Project (DT-1.5) 

• April, 2022 – DT-1.5 Steering Committee appointed by City Council 
• June, 2022 – Community meetings at Carpenter Hall facilitated by Nore Winter 

to gain public input on project goals (2 meetings) 
• September, 2022 – Strategy Paper for the project approved by Planning 

Commission and Council 
• October, 2022 – Community meeting at Carpenter Hall facilitated by Nore 

Winter to present approved Strategy Paper. 
• October 2022 to February, 2023 – Nore Winter works on draft guidelines with 

input from staff and Steering Committee. 
• February, 2023 – Nore Winter draft guidelines received 
• March, 2023 – Steering Committee revised format draft guidelines created   
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• March, 2023 to Present – Refinement of Steering Committee draft 

 
 
Community Engagement 
Over the 3 ½ year life of this project, the Community has remained interested and 
involved.  Early in the project, Nore Winter, with support from City staff and members of 
the Steering Committee, facilitated lively community meetings to gain insight from 
people about their desired outcomes of the DT-1.5 Project.  The first two meetings, 
which included lots of interactive activities to gain feedback from the community, were 
back-to-back nights on June 21st and 22nd, 2022.  The third meeting, which presented 
draft concepts for community feedback was held on October 3rd, 2022.  All three 
meetings were well attended by between 50-75 people each evening.  Held early in the 
process, the meetings were intended to inform the work of Nore Winter and his team to 
prepare the first draft of both the Residential and Commercial Design Guidelines, which 
would ultimately be released in February, 2023.  In addition to these large-scale 
community meetings, the DT-1.5 Steering Committee also met eleven times in the span 
between June 14th, 2022 and January 23, 2023 to provide additional guidance to Nore 
Winter and staff while the first draft of the guidelines were being created.  Nine of these 
eleven Steering Committee meetings included members of the public, as there had 
been some confusion by staff at the start of the project about whether Steering 
Committee meetings were subject to the Brown Act and open to the public.  From the 
point when the confusion was cleared, all Steering Committee meetings have been 
open to the public (32 of 36 open to the public).  Over the past couple of years, public 
attendance has diminished at Steering Committee meetings, but a small group of 
interested residents have remained as consistent participants.  These participants have 
been active and stayed informed about the topics at hand.  Some Steering Committee 
topics have engendered larger attendance, but typically there are four to eight 
members of the public in addition to the Steering Committee members and staff.             
    
Progression of Drafts 
As mentioned earlier, the first draft of the Residential and Commercial Guidelines was 
received from Nore Winter in early February, 2023 (Attachments 2 and 3).  These 
drafts included a Reader’s Guide to explain what had been done, and how to use the 
documents (Attachment 4).  In the Reader’s Guide, Nore Winter stated the first draft 
was written so that “It builds on the City’s existing residential design guidelines 
document by incorporating comments received from the community over multiple 
meetings, the project Steering Committee, City Council and the Planning Commission 
as well as City staff.”  The Reader’s Guide also stated that the first drafts were informed 
by a Strategy Paper that was approved by the Planning Commission and City Council 
in the Fall of 2022 (Attachment 5).  Upon receipt of the first public drafts of the Design 
Guidelines, and after spending about a month reviewing, the Steering Committee and 
some members of the public provided feedback at their March 1st meeting that they 
believed the draft had missed the mark and that it had actually made the Design 
Guidelines more complicated rather than easier to read and use (Click here for link to 
YouTube video).  Members of the Committee felt the guidelines were supposed to 
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have been streamlined, but that this had not been accomplished by Nore Winter. 
 Another concern of the Committee was that the drafts had added pages to the total 
count, making them even longer, and more difficult to navigate even for the purposes of 
reviewing the drafts.  Prior to holding their March 1st meeting, in an effort to organize 
the guidelines in a more use friendly manner, members of the Steering Committee 
formed sub-committees of two people to create restructured drafts of both the 
Commercial and Residential Design Guidelines. The groups used the six core 
principals found in the Nore Winter drafts, which had already been broadly supported 
by everyone, to collapse individual guidelines under only the single most relevant of 
those six principals. The idea was to remove redundancy throughout the documents. 
 Images were also shifted around, and formatting was revised throughout the 
documents accordingly by the sub-committees.  These early revised Steering 
Committee drafts can be found as Attachments 6 and 7.    
 
Over the next few Committee meetings, these revised Steering Committee versions 
received positive feedback from the public and the Committee as a whole.  Therefore, 
the Steering Committee made the decision to move forward with the streamlined 
version which used the six core principals to organize the guidelines rather than the 
drafts prepared by Nore Winter.  Since March 1, 2023, over the span of 21 meetings, 
the Committee, staff, and the public have been working to review and refine the 
language of each individual guideline (not wholesale changes), organize formatting, 
consider photographs, and develop supporting documents and policies that would 
reinforce the guidelines.  Some of the supporting policies include how to address 
building mass and guidance for structures in the front setback of a property like fences 
and landscaping walls.  The exercise to select photos for the updated Design 
Guidelines has proven more difficult than originally anticipated.  Some of the challenges 
have included accessibility to a site, visual clutter than is difficult to move (vehicles, 
etc), and most notably finding photographs that do not unintentionally include 
something that contradicts a guideline somewhere else in the document.  The group 
has a small collection of photos, and continues to work on this effort.  This is why the 
draft document has grey boxes with a “tbd” in place of actual photos for now.     
 
As a product of the aforementioned work, the Council is now being presented with a 
rough draft of the Residential Design Guidelines as part of an overall (and incomplete) 
recommended Design Guidelines package (Attachment 8).  This draft package 
includes supporting sections recommended by the Steering Committee for inclusion as 
part of the overall Design Guidelines, some of which were the product of sub-
committees. Some sections of the draft have only a title page, which indicates that this 
section is yet to be drafted, but is intended to be part of a final draft.  Most notable of 
these undrafted sections is the “Municipal” guidelines, which the Committee is 
recommending to be drafted at some point in addition to “Residential” and 
“Commercial” to create three distinct Guidelines. The sections of the full draft package 
include: 

• Introduction (Drafted by sub-committee) 
• Residential Design Guidelines (Draft included for PC comment) 
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• Commercial Design Guidelines (Will be completed following direction related to 
Residential) 

• Municipal Design Guidelines (Not started) 
• Appendices  

o Historical Context (Drafted by sub-committee) 
o Project Review: Process, Checklists, & Narratives (Not started) 
o Preferred Planting and Building Materials (Drafted by sub-committee) 
o Further Illustrations (Not started) 
o Index (Not started) 

 
The concept is that the “supporting” sections of the Design Guidelines will do just that, 
support the user in working with the document.  For example, the index is intended to 
assist a user who is wishing to find all of the Guidelines related to a specific topic like 
windows, which may now appear in multiple sections of the document, by including 
hyperlinked page numbers showing where windows are referenced throughout the 
entire document.  Staff will be prepared at the meeting to walk through the current draft 
and the thoughts behind its format and contents.      
 
Planning Commission Feedback 
On November 18th, the Planning Commission held a special meeting to provide 
feedback on the current draft guidelines.  The following is a paraphrased summary of 
those comments, and staff will present a more thorough recap at the meeting.  The full 
video of the meeting can be found by clicking HERE to visit the City’s YouTube page.   
 
Feedback received from multiple Commissioners: 

• Wildfire prevention and resiliency is not represented in the Core Principles nor in 
the guidelines themselves.  This needs to be addressed throughout the 
document.  Consider adding a 7th Core Principle related to fire safety and 
revising language where necessary, related to materials and landscaping.  See 
Attachment 9 for related slides presented by Commissioner Michael LePage. 

• The Core Principles are good, and give a foundation for what design should look 
like in the City.  They should remain a driving part of the Design Guidelines.   

• Having a preferred materials list is helpful. 
• Should include a “Definitions” section in the Guidelines. 
• Mixed opinion on whether the current form and function of the draft guidelines 

were going to be usable as a technical set of documents.  Some felt that the 
organization under the Core Principles helped to make the document simpler 
and easier to read while highlighting what was important about design in the 
City.  Some felt that the organization made it difficult to find specific answers 
quickly and easily, and that it would not serve the technical users or be easy to 
enforce.     

• The plan to have hyperlinks within the document and linking to outside 
documents is very good and should be implemented.  

• The project has taken too long, and needs to be finished soon.   
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• There should be a review of the recent issues that the Planning Commission has 
faced to ensure that these guidelines will address them (e.g., flat roofs, hot tubs, 
basements, driveways, window size, balconies and decks). 

• The Planning Commission needs to be more involved in this update.  

 
Feedback received from individual Commissioners: 

• Concerns about the content and process of the Design Guidelines: The current 
draft has deviated too far from the approved Strategy Paper; there should be a 
return to working on the Nore Winter draft; this should now be a staff project (no 
Steering Committee); organization of the document does not work for PC use. 
 See Attachment 10 for related slides presented by Commissioner Mel Ahlborn.  

• Ensure that the guidelines encourage creativity and do not stifle it.  
• Some language needs to be revisited to be more clear – For Example, 

“McMansion” is not a term that means the same thing to everyone. 
• The Design Guidelines (in general) rely heavily on subjective language that 

leaves applicants uncertain.  See Attachment 11 for related slides submitted 
after the Planning Commission meeting by Commissioner Micael LePage. 

• The Strategy Paper was a good starting point, but there needs to be flexibility to 
deviate from it as the project goes along and things happen like the recent fires 
in southern California. 

• Applicants do not read guidelines from cover to cover like a book, so they need 
to be easy to use and navigate for people to be able to answer specific 
questions easily.  

• Pictures are important because people tend not to read guidelines. 

 
  
Next Steps 
As a reminder, the Council is being asked for feedback on the form, function and 
usability of the draft Design Guidelines package.  Focused feedback from Council on 
the draft Residential Guidelines is incredibly important, as they represent the heart of 
the Guidelines.  Specific feedback on the form and function of Residential Guidelines 
will be applied to the Commercial Guidelines as well.  Feedback on all of the supporting 
documents and the overall construction of the Design Guidelines Package will also be 
appreciated.  Of course, any and all feedback is welcomed at this time.  
 
Feedback received will be incorporated into the Design Guidelines as the project 
moves towards the adoption phase.  Inclusion of this feedback will be done through 
staff work and meetings with the Steering Committee over the coming months.  Once a 
full draft is completed, staff will also need to work on any corresponding amendments to 
the City’s Municipal Code necessitated by the updated Guidelines.  The steps to follow 
will include presentation of a full draft to the Planning Commission, along with an 
ordinance amending the Municipal Code for a formal recommendation to City Council 
for adoption.  The updated Municipal Code and Design Guidelines will also need to be 
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approved by the Coastal Commission through a Local Coastal Program (LCP) 
Amendment once approved by City Council.      
 
Environmental Review:  
Receiving a presentation and providing feedback on the Design Guidelines is 
Statutorily Exempt under CEQA Section 15262 – “Feasibility and Planning Studies”, as 
a project involving only feasibility or planning studies for possible future actions which 
the agency, board, or commission has not approved, adopted, or funded. 
 
FISCAL IMPACT: 
 
 
PRIOR CITY COUNCIL ACTION: 
 
 
ATTACHMENTS: 
1. Contract and Scope of Work - Winter & Co. 
2. Nore Winter Draft Residential Guidelines (Feb 2023) 
3. Nore Winter Feb 2023 Draft Commercial Guidelines (Feb 2023) 
4. Nore Winter Reader's Guide (Feb 2023) 
5. Nore Winter Strategy Paper - Approved (Sept 2022) 
6. Steering Committee First Draft Residential Guidelines (Mar 2023) (1) 
7. Steering Committee First Draft Commerical Guidelines (Mar 2023) 
8. Current Steering Committee Draft Design Guidelines (Nov 2025) 
9. LePage Slides (wildfire) 
10. Ahlborn Slides 
11. LePage Slides (subjectivity) 
12. DT 1.5 UPDATE - Powerpoint 12.1.25 
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PROFESSIONAL SERVICES AGREEMENT 

for the 

Design Traditions Project 1.5 

THIS AGREEMENT is executed this ____ day of _____________, 20___, by and between the City of 
Carmel-By-The-Sea, a municipal corporation, (hereinafter "City"), and Winter & Company, (hereinafter 
"Consultant"), collectively referred to herein as the “parties”. 

WHEREAS, the City wishes to engage Consultant to perform the services required by this Agreement; and 

WHEREAS, Consultant is willing to render such professional services, as hereinafter defined, on the 
following terms and conditions; and 

WHEREAS, Consultant represents that it is trained, experienced and competent and holds all necessary 
licenses and certifications to perform the services required by this Agreement. 

NOW, THEREFORE, in consideration of the terms and conditions herein contained, the parties hereby 
covenant and agree as follows: 

1. SERVICES

A. Scope of Services. Consultant agrees to provide to the City, as the scope of services (“Scope of
Services”) under this Agreement, the following: Assist in the process of development,
preparation and adoption of updates to the City’s Design Guidelines (residential and
commercial) and Zoning Code.  The Scope of Services is attached hereto as Exhibit “A.” The
Scope of Services under this Agreement should include, but is not limited to, a project
description, project phases, task descriptions, identification of key personnel, identification of
subconsultants, their key personnel and general description of services that will be performed,
as further set forth in this Agreement and attachments hereto.  Consultant agrees to all of the
following:

i. Consultant will furnish all of the labor, technical, administrative, professional and other
personnel, all supplies and materials, equipment, printing, vehicles, transportation, office
space and facilities, and all tests, testing and analyses, calculations, and all other means
whatsoever, except as otherwise expressly specified in this Agreement, necessary to
perform the services required of Consultant under this Agreement.

ii. Consultant’s designated representative(s) who are authorized to act on its behalf and to
make all decisions in connection with the performance of services under this Agreement
are listed in Exhibit “B” [Key Personnel], which is made a part of this Agreement.

iii. Consultant must make every reasonable effort to maintain the stability and continuity of
Consultant’s key personnel and subcontractors, if any, listed in Exhibit B to perform the
services required under this Agreement.  Consultant must notify City and obtain City’s
written approval with respect of any changes in key personnel prior to the performance
of any services by replacement personnel.
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iv. Consultant must obtain the City Administrator’s prior written approval before utilizing
any subcontractors to perform any services under this Agreement.  This written approval
must include the identity of the subcontractor and the terms of compensation.

v. Consultant represents that it has the qualifications, experience and facilities necessary to
properly perform the services required under this Agreement in a thorough, competent
and professional manner.  Consultant will at all times faithfully, competently and to the
best of its ability, experience and talent, perform all services described in this Agreement.
In meeting its obligations under this Agreement, Consultant must employ, at a minimum,
generally accepted standards and practices utilized by persons engaged in providing
services similar to those required of Consultant under this Agreement.

vi. City may inspect and accept or reject any of Consultant’s work under this Agreement,
either during performance or when completed.  Acceptance of any of Consultant’s work
by City will not constitute a waiver of any of the provisions of this Agreement.

vii. The Consultant must maintain any work site in the City in a safe condition, free of hazards
to persons and property resulting from its operations.

B. Change Orders.

i. Agreements and Change Orders exceeding $24,999 require City Council approval to be
valid.

ii. The City may order changes to the Scope of Services, consisting of additions, deletions, or
other revisions, and the compensation to be paid Consultant will be adjusted accordingly.
All such changes must be authorized in writing, and executed by Consultant and City.  The
cost or credit to City resulting from changes in the services will be determined by the
written agreement between the parties.  However, any increase in compensation beyond
the compensation limit amount approved by the City Council must be authorized in
advance by the City Council and any service provided by Consultant in the absence of such
approval are at Consultant’s sole risk.

iii. Consultant will not be compensated for any services rendered in connection with its
performance of this Agreement that are in addition to or outside of those set forth in the
Scope of Services or otherwise required by this Agreement, unless such additional
services are authorized in advance and in writing by City.

iv. If Consultant believes that additional services are needed to complete the Scope of
Services, Consultant will provide the City Administrator with written notification
describing the proposed additional services, the reasons for such services, and a detailed
proposal regarding cost.

C. Familiarity with Services and Site.

i. By executing this Agreement, Consultant represents that Consultant:
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a. has thoroughly investigated and considered the Scope of Services to be performed;
b. has carefully considered how the services should be performed;
c. understands the facilities, difficulties, and restrictions attending performance of the

services under this Agreement; and
d. possesses all licenses required under local, state or federal law to perform the

services contemplated by this Agreement, and will maintain all required licenses
during the performance of this Agreement.

ii. If services involve work upon any site, Consultant has or will investigate the site and is or
will be fully acquainted with the conditions there existing, before commencing its services.
Should Consultant discover any latent or unknown conditions that may materially affect
the performance of services, Consultant will immediately inform District of such fact and
will not proceed except at Consultant’s own risk until written instructions are received from
City.

2. COMPENSATION

A. Total Fee. Subject to any limitations set forth in this Agreement, the City agrees to pay and
Consultant agrees to accept as full and fair consideration for the performance of this Agreement,
hourly fees as set forth in Consultant’s Compensation & Fee Schedule (Exhibit “C”), in a total
amount not-to-exceed One Hundred Thirty-Nine Thousand, Three Hundred and Thirty Dollars
($139,330.00).  Such compensation is the “Maximum Authorized Expenditure” under this
Agreement. Any charges over this amount would be considered a change order, and would need
to be approved pursuant to Section 1.B of this agreement.  The Fee Schedule includes, but is not
limited to, fees for each phase and task, not-to-exceed total fee, hourly rates, reimbursable rates
and subconsultant mark-up rates. The use of subconsultants will not be considered a
reimbursable expense, and such costs must be applied towards the approved budgeted amount.
Payment of any compensation to Consultant is contingent upon performance of the terms and
conditions of this Agreement to the satisfaction of the City. If the City determines that the
Services set forth in the written invoice have not performed in accordance with the terms of this
Agreement, the City is not responsible for payment until the Services have been satisfactorily
performed.

B. Invoicing. Consultant must submit to the City monthly written invoices to the City’s Project
Representative, identified in Section 5 below. Invoices must be prepared in a form satisfactory
to the City, describing the services rendered and associated costs for the period covered by the
invoice.  The City will provide invoicing format upon request.  Consultant may not bill the City
for duplicate services performed by more than one person. Consultant’s invoices must include,
but are not limited to, the following information:

i. Project Title, the City’s Purchase Order number and City’s Project Code(s) for each project;

ii. Invoice number and date;

iii. A brief description of services performed for each project phase and/or task;

iv. The budgeted amount for each phase, task and item, including the total amount, with the
same for approved Change Orders, if any;
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v. Amount invoiced to date divided by the agreed total compensation, expressed as a
percentage, with the same for approved Change Orders, if any;

vi. The amount earned and invoiced to date for each phase, task and/or item, including the
total amount, with the same for approved Change Orders, if any;

vii. The amount previously invoiced for each phase, task and/or item, including the total
amount, with the same for approved Change Orders, if any;

viii. The amount due for the period covered by this invoice for each phase, task, and/or item,
including the total amount, with the same for approved Change Orders, if any;

ix. For time and materials authorizations, the number of hours spent, by whom and their
hourly rate for each phase, task and/or item, including the total amount;

x. The costs incurred, including reimbursables, for each phase, task, and/or item for the
agreed total compensation and approved Change Orders, if any, along with a brief
description of those costs;

xi. The total amount due for the period covered by this invoice, including subconsultants and
vendors of services or goods;

xii. Copies of subconsultant, vendor, and reimbursable invoices including hourly breakdowns
when requested by City.

xiii. Copies of subconsultant and vendor lien releases.

Any such invoices must be in full accord with any and all applicable provisions of this Agreement. 
Consultant must submit invoices to the City on or before the sixteenth (16th) day of each month 
for services performed in the preceding month.  

The City will review each invoice submitted by Consultant to determine whether the work 
performed and expenses incurred are in compliance with this Agreement.  In the event that no 
charges or expenses are disputed, the invoice will be approved and paid.   

Except as to any charges for work performed or expenses incurred by Consultant that are 
disputed by City, the City will pay on each such invoice within thirty (30) days of receipt; 
provided, however, that if Consultant submits an invoice which is incorrect, incomplete, or not 
in accord with the provisions of this Agreement.  If any charges or expenses are disputed by 
City, the invoice will be returned by City to Consultant for correction and resubmission, and the 
City will not be obligated to process any payment to Consultant until thirty (30) days after a 
correct and complying invoice has been submitted by Consultant. Payment to Consultant for 
services performed under this Agreement may not be deemed to waive any defects in the 
services performed by Consultant, even if such defects were known to City at the time of 
payment.  City reserves the right to withhold future payment to Consultant if any aspect of the 
Consultant’s work is found to be non-conforming to the terms of this Agreement.   
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The City is not obligated to pay Consultant a greater percentage of the Maximum Authorized 
Expenditure than the actual percentage of services completed as of the invoice date. 

Consultant agrees to remit and is responsible for all withholding taxes, income taxes, 
unemployment insurance deductions, and any other deductions required by applicable federal, 
state or local laws and regulations for Consultant, its employees, subconsultants and vendors 
of services or goods. 

C. Adjustment of Maximum Authorized Expenditure. The City may increase or decrease the
Maximum Authorized Expenditure by issuing a Change Order to the Agreement in accordance
with Section 1.B “Change Orders” above. Should Consultant consider that any request or
instruction from the City’s Project Representative constitutes a change in the scope of services,
Consultant will advise the City’s Project Representative, in writing, within fourteen (14) calendar
days of such request or instruction. Without said written advice within the time period specified,
the City is not obligated to make any payment of additional compensation to Consultant.

D. Hourly Rates. Payment for all authorized services, including payment for authorized on-call, as-
needed services, will be made by the City to Consultant in accordance with the various hourly
rates as set forth in the Consultant’s Compensation & Fee Schedule (Exhibit “C”).

E. Subconsultants and Vendors. Invoices for subconsultants and vendors of services or goods will
be paid by the City to Consultant in accordance with the various rates as set forth in the
Consultant’s Compensation & Fee Schedule (Exhibit “C”). All reimbursable expenses will be
considered as included within the Maximum Authorized Expenditure. Consultant is solely
responsible for payment to subconsultants and vendors of services or goods, and the City is not
responsible or liable for any payments to subconsultants and vendors, either directly or
indirectly.

F. Audit and Examination of Accounts:

i. Consultant must keep and will cause any assignee or subconsultant under this Agreement
to keep accurate books of records and accounts, in accordance with sound accounting
principles, which pertain to services to be performed under this Agreement.

ii. Any audit conducted of books of records and accounts must be kept in accordance with
generally accepted professional standards and guidelines for auditing.

iii. Consultant must disclose and make available any and all information, reports, books of
records or accounts pertaining to this Agreement to the City and any city of the County of
Monterey, or other federal, state, regional or governmental agency which provides funding
for these Services.

iv. Consultant must include the requirements of Section 2F, “Audit and Examination of
Accounts”, in all contracts with assignees or subconsultants under this Agreement.
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v. All records provided for in this Section are to be maintained and made available throughout
the performance of this Agreement and for a period of not less than four (4) years after full
completion of the Services. All records, which pertain to actual disputes, litigation, appeals
or claims, must be maintained and made available for a period of not less than four (4)
years after final resolution of such disputes, litigation, appeals or claims.

3. AGREEMENT TERM

A. Term. The work under this Agreement will commence on February 2nd, 2022 and must be
completed by December 31st, 2022, unless sooner terminated or the City grants an extension of
time in writing pursuant to the terms of this Agreement, except for provisions in this Agreement
that will survive the termination or completion of this Agreement. Consultant will perform
Change Order services as set out in Section 1.B, “Amendment of Services (Change Orders)”, in a
timely manner or in accordance with the agreed upon Change Order Project Schedule.

B. Timely Work. Consultant will perform all Services in a timely fashion, as set forth more
specifically in Section 3.A, “Term”, and Section 3.C, “Project Schedule”, of this Agreement.
Failure to perform is deemed a material breach of this Agreement, and the City may terminate
this Agreement with no further liability hereunder, or may authorize, in writing, an extension of
time to the Agreement.

C. Project Schedule. Services must be completed by Consultant in accordance with the Project
Schedule set forth in Exhibit “C”. The parties may, from time to time, by Change Order, alter the
Project Schedule. Consultant will provide the Services pursuant to the Project Schedule or any
applicable Project Schedule Change Order. If at any time Consultant discovers that the Project
Schedule cannot be met, Consultant must promptly notify the City in writing and provide a
revised Project Schedule for review and consideration by City.

D. Notice to Proceed. Upon execution of this Agreement by both parties and the receipt of all
documentation required by this Agreement to be provided by Consultant to the City, including
proof of insurance and tax identification numbers, the City will issue a written Notice to Proceed
to the Consultant. The City may, in its sole discretion, issue subsequent notices from time to
time regarding further portions or phases of the work. Upon receipt of such notices, Consultant
will diligently proceed with the Services authorized and complete those Services within the
agreed time specified in said notice. Consultant will not proceed with any of the Services unless
they have received a Notice to Proceed from the City.

4. CONSULTANT’S EMPLOYEES AND SUBCONSULTANTS

A. Listed Employees and Subconsultants. Consultant will perform the Services using the
individuals listed in the Key Employees and Subconsultants List attached hereto in Exhibit “B”.

B. Substitution of Employees or Subconsultants:

i. Consultant may not substitute any key employee or subconsultant listed in Exhibit “B”
without the prior written approval of the City, and such approval will not be unreasonably
withheld. The City will not approve removal or substitution of employees or subconsultants
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for the reason that Consultant or its affiliates has called on such individuals to perform 
services for another client of the Consultant. 

ii. If, at any time, the City reasonably objects to the performance, experience, qualifications
or suitability of any of Consultant’s employees or subconsultants, then Consultant may,
upon written request from the City, replace such employee or subconsultant. Consultant
must, subject to scheduling and staffing considerations, make reasonable efforts to replace
the individual with an individual of similar competency and experience.

iii. Whether or not the City consents to, or requests a substitution of any employee or
subconsultant of Consultant, the City will not be liable to pay additional compensation to
Consultant for any replacement or substitution.

C. Sub-agreements with Subconsultants. Consultant will incorporate the terms and conditions of
this Agreement into all sub-agreements with subconsultants in respect of the Services necessary
to preserve all rights of the City under this Agreement.  Consultant is fully responsible to the City
of all acts and omissions of subconsultants and of persons employed by any subconsultant.

D. Not an Agent of the City. Nothing in this Agreement will be interpreted to render the City the
agent, employer, or partner of Consultant, or the employer of anyone working for or
subcontracted by Consultant, and Consultant must not do anything that would result in anyone
working for or subcontracted by Consultant being considered an employee of the City.
Consultant is not, and must not claim to be, an agent of the City.

E. Independent Contractor:

i. Consultant is an independent contractor. This Agreement does not create the relationship
of employer and employee, a partnership, or a joint venture.  The City may not control or
direct the details, means, methods or processes by which Consultant performs the Services.
Consultant is responsible for performance of the Services and may not delegate or assign
any Services to any other person except as provided for in this Agreement. Consultant is
solely liable for the work quality and conditions of any partners, employees and
subconsultants.

ii. No offer or obligation of permanent employment with the City or particular City
department or agency is intended in any manner, and Consultant may not become entitled
by virtue of this Agreement to receive from the City any form of employee benefits
including but not limited to sick leave, vacation, retirement benefits, workers’
compensation coverage, insurance or disability benefits. Consultant will be solely liable for
and obligated to pay directly all applicable taxes, including federal and state income taxes
and social security, arising out of Consultant’s performance of Services under this
Agreement. Consultant will defend, indemnify and hold the City harmless from any and all
liability, which the City may incur because of Consultant’s failure to pay such taxes.
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5. REPRESENTATIVES AND COMMUNICATIONS

A. City’s Project Representative. The City appoints the individual named below as the City’s Project
Representative for the purposes of this Agreement (“City’s Project Representative”). The City
may unilaterally change its project representative upon notice to Consultant.

Name: Brandon Swanson 

Title: Director of Community Planning and Building 

Address: PO Box CC, Carmel-by-the-Sea, CA, 93921 

Telephone: 831-620-2024

Email: bswanson@ci.carmel.ca.us 

B. Consultant’s Project Manager. Consultant appoints the person named below as its Project
Manager for the purposes of this Agreement (“Consultant’s Project Manager”).

Name: Noré Winter 

Title: Principal and Owner 

Company: Winter & Company  

Address: 3980 Broadway Street, Suite 103, PMB 140, Boulder, CO 80304 

Telephone: 303-440-8445

Email: nore@winterandcompany.net 

C. Meet and Confer. Consultant agrees to meet and confer with the City’s Project Representative,
its agents or employees with regard to Services as may be required by the City to insure timely
and adequate performance of this Agreement.

D. Communications and Notices. All communications between the City and Consultant regarding
this Agreement, including performance of Services, will be between the City’s Project
Representative and Consultant’s Project Manager. Any notice, report, or other document that
either party may be required or may wish to give to the other must be in writing and will be
validly given to and received by the addressee, if delivered personally, on the date of such
personal delivery, if delivered by email, on the date of transmission, or if by mail, seven (7)
calendar days after posting.

6. INDEMNIFICATION

Consultant hereby agrees to the following indemnification clause:

To the fullest extent permitted by law (including, without limitation, California Civil Code Sections
2782 and 2782.6), Consultant will defend (with legal counsel reasonably acceptable to the City),
indemnify and hold harmless the City and its officers, designated agents, departments, officials,
representatives and employees (collectively "Indemnitees") from and against claims, loss, cost,
damage, injury expense and liability (including incidental and consequential damages, Court costs,
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reasonable attorneys' fees as may be determined by the Court, litigation expenses and fees of expert 
consultants or expert witnesses incurred in connection therewith and costs of investigation) to the 
extent they arise out of, pertain to, or relate to, the negligence, recklessness, or willful misconduct 
of Consultant, any subconsultant or subcontractor, anyone directly or indirectly employed by them, 
or anyone that they control (collectively "Liabilities"). Such obligations to defend, hold harmless and 
indemnify any Indemnitee will not apply to the extent that such Liabilities are caused in part by the 
active negligence or willful misconduct of such Indemnitee. 

Notwithstanding the provisions of the above paragraph, Consultant agrees to indemnify and hold 
harmless the City from and against all claims, demands, defense costs, liability, expense, or damages 
arising out of or in connection with damage to or loss of any property belonging to Consultant or 
Consultant's employees, subconsultants, representatives, patrons, guests or invitees.   

In no event will the obligation of the Consultant exceed the limitations on the duty to defend and 
indemnify as set forth in Civil Code Sections 2782, 2782.6, and 2782.8. 

7. INSURANCE

Consultant must submit and maintain in full force all insurance as described herein.  Without altering
or limiting Consultant's duty to indemnify, Consultant must maintain in effect throughout the term
of this Agreement a policy or policies of insurance with the following minimum limits of liability:

A. Commercial General Liability Insurance including but not limited to premises, personal injuries,
bodily injuries, property damage, products, and completed operations, with a combined single
limit of not less than $1,000,000 per occurrence and $2,000,000 in the aggregate.

B. Professional Liability Insurance with limits of not less than $1,000,000 per occurrence or claim
and $2,000,000 in the aggregate. Consultant will have a policy for professional liability coverage
that provides coverage on an occurrence basis or obtain extended reporting (tail) coverage (with
the same liability limits) for at least three years following the City's acceptance of the work.

C. Automobile Liability Insurance covering all automobiles, including owned, leased, non-owned,
and hired automobiles, used in providing Services under this Agreement, with a combined single
limit of not less than $1,000,000 per occurrence.

D. Workers' Compensation Insurance.  If Consultant employs others in the performance of this
Agreement, Consultant must maintain Workers' Compensation insurance in accordance with
California Labor Code section 3700 and with a minimum of $1,000,000 per occurrence.

E. Other Insurance Requirements:

i. All insurance required under this Agreement must be written by an insurance company
either:

a. admitted to do business in California with a current A.M. Best rating of no less
than A:VI; or
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b. an insurance company with a current A.M. Best rating of no less than A:VII.
Exception may be made for the State Compensation Insurance Fund when not
specifically rated.

ii. Each insurance policy required by this Agreement may not be canceled, except with prior
written notice to the City.

iii. All liability and auto policies must:

a. Provide an endorsement naming the City of Carmel-by-the-Sea, its officers,
officials, employees, and volunteers as additional insureds. General liability
coverage can be provided in the form of an endorsement to the Consultant’s
insurance (at least as broad as ISO Form CG 20 10 11 85 or both CG 20 10 and CG
23 37 forms if later revisions used).

b. Provide that such Consultant’s insurance is primary as respects the City, its
officers, officials, employees, and volunteers. Any insurance or self-insurance
maintained by the City of Carmel-by-the-Sea is excess to the Consultant’s
insurance and will not contribute with it.

c. Contain a “Separation of Insureds” provision substantially equivalent to that used
in the ISO form CG 00 01 10 01 or their equivalent.

d. Provide for a waiver of any subrogation rights against the City via an ISO CG 24 01
10 93 or its equivalent.

iv. Prior to the start of work under this Agreement, Consultant will file certificates of
insurance and endorsements evidencing the coverage required by this Agreement with
the City. Consultant will file a new or amended certificate of insurance promptly after any
change is made in any insurance policy which would alter the information on the
certificate then on file.

v. Neither the insurance requirements hereunder, nor acceptance or approval of
Consultant’s insurance, nor whether any claims are covered under any insurance, may in
any way modify or change Consultant’s obligations under the indemnification clause in
this Agreement, which will continue in full force and effect. All coverage available to the
Consultant as named insured will also be available and applicable to the additional
insured. Notwithstanding these insurance requirements, Consultant is financially liable
for its indemnity obligations under this Agreement.

vi. All policies must be written on a first dollar coverage basis or contain a deductible
provision. Any deductibles or self-insured retentions (“SIR”) must be declared to and
approved by the City. At the option of the City, either:  the insured will reduce or eliminate
such deductibles or SIR as respects the City, its officers, officials, employees and
volunteers; or Consultant will provide a financial guarantee satisfactory to the City
guaranteeing payment of losses and related investigations, claim administration, and
defense expenses. In no event will any SIR or insurance policy contain language, whether
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added by endorsement or contained in the policy conditions, that prohibits satisfaction 
of any self-insured provision or requirement by anyone other than the named insured, or 
by any means including other insurance, or which is intended to defeat the intent or 
protection of an additional insured. 

vii. City reserves the right to modify these requirements, including limits, based on the nature
of the risk, prior experience, insurer, coverage, or other special circumstances.

viii. Consultant must require and verify that all subconsultants and subcontractors maintain
insurance meeting all the requirements in this Agreement.

ix. If Consultant, for any reason, fails to have in place at all times during the term of this
Agreement all of the required insurance coverage, the City may, but is not obligated to,
obtain such coverage at Consultant’s expense and deduct the cost from the sums due
Consultant. Alternatively, City may terminate the Agreement.

x. The existence of the required insurance coverage under this Agreement will not be
deemed to satisfy or limit Consultant’s indemnity obligations under this Agreement.
Consultant acknowledges that the insurance coverage and policy limits set forth in this
Agreement constitute the minimum coverage and policy limits required.  Should any
coverage carried by the Consultant or any subcontractor of any tier have limits of liability
that exceed the limits or have broader coverage than required in this Agreement, those
higher limits and that broader coverage are deemed to apply for the benefit of any person
or organization included as an additional insured and those limits and broader coverage
will become the required minimum limits and insurance coverage in all sections of this
Agreement.  Any insurance proceeds available to City in excess of the limits and coverages
required by this Agreement, and which is applicable to a given loss, must be made
available to City to compensate it for such losses.

xi. Consultant must give City prompt notice of claims made of lawsuits initiated that arise
out of or result from Consultant’s  performance under this Agreement, and that involve
or may involve coverage under any of the required liability insurance policies.

xii. The Consultant hereby waives any right of subrogation that any of its insurers may have
or that they may accrue out of the payment of any claim related to the Consultant’s
performance of this Agreement, regardless of whether any endorsements required by
this section are obtained.

8. PERFORMANCE STANDARDS

A. Consultant warrants that Consultant and Consultant’s agents, employees, and subconsultants
performing Services under this Agreement are specially trained, experienced, and competent
and have the degree of specialized expertise contemplated within California Government Code
Section 37103, and further, are appropriately licensed to perform the work and deliver the
Services required under this Agreement.

B. Consultant, its agents, employees, and subconsultants must perform all Services in a safe and
skillful manner consistent with the usual and customary standards of care, diligence and skill
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ordinarily exercised by professional consultants in similar fields in accordance with sound 
professional practices. All work product of Consultant must comply with all applicable laws, 
rules, regulations, ordinances and codes. Consultant also warrants that it is familiar with all laws 
that may affect its performance of this Agreement and will advise City of any changes in any 
laws that may affect Consultant’s performance of this Agreement.  All Services performed under 
this Agreement that are required by law to be performed or supervised by licensed personnel 
must be performed in accordance with such licensing requirements. 

C. Consultant must furnish, at its own expense, all materials, equipment and personnel necessary
to carry out the terms of this Agreement. Consultant may not use the City premises, property
(including equipment, instruments, or supplies) or personnel for any purpose other than in the
performance of its obligations under this Agreement.

D. Consultant agrees to perform all work under this Agreement to the satisfaction of City and as
specified herein. The City’s Project Representative or his or her designee will evaluate the work.
If the quality of work is not satisfactory, City in its discretion may meet with Consultant to review
the quality of work and resolve the matters of concern, and may require Consultant to repeat
the work at no additional fee until it is satisfactory.

9. CITY INFORMATION AND RESOURCES

A. Available Information. The City will make available to Consultant all relevant information, plans,
maps, reports, specifications, standards and pertinent data which is in the hands of the City and
is required by Consultant to perform the Services.  Consultant may rely upon the accuracy and
completeness of such information and data furnished by the City, except where it is stated
otherwise or unreasonable.

B. City Resources. The City acknowledges that Consultant’s ability to provide the Services in
accordance with this Agreement may be dependent on the City providing available information
and resources in a prompt and timely manner as reasonably required by Consultant.  To the
extent that the City fails to provide City resources, Consultant will not be liable for any resulting
delay in the Services or failure to meet the Project Schedule, but in no event will such delay or
failure to provide City resources constitute a breach of this Agreement by the City, nor will
Consultant be entitled to extra compensation for same. Consultant’s sole remedy shall be an
extension of time to complete the Scope of Services.

C. Obligations of Consultant. No reviews, approvals, or inspections carried out or supplied by the
City will derogate from the duties and obligations of Consultant, and all responsibility related to
performance of the Services will be and remain with Consultant.

10. OWNERSHIP AND USE OF MATERIALS

A. Ownership of the Materials. All data, studies, reports, calculations, field notes, sketches,
designs, drawings, plans, specifications, cost estimates, manuals, correspondence, agendas,
minutes, notes, audio-visual materials, photographs, models, software data, computer software
(if purchased on the City’s behalf) and other documents or products produced by Consultant
under this Agreement (collectively, “the Materials”) are and will remain the property of the City
even though Consultant or another party may have physical possession of them or a portion
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thereof. Consultant hereby waives, in favor of the City, any moral rights Consultant, its 
employees, subconsultants, vendors, successors or assignees may have in the Materials.   

B. No Patent or Copyright Infringement. Consultant guarantees that in its creation of the Materials
produced under this Agreement, no federal or state patent or copyright laws were violated.
Consultant agrees that all copyrights, which arise from creation of the work or Services pursuant
to this Agreement, will be vested in the City and waives and relinquishes all claims to copyright
or intellectual property rights in favor of the City. Consultant covenants that it will defend,
indemnify and hold City harmless from any claim or legal action brought against the City for
alleged infringement of any patent or copyright related to City’s use of Materials produced by
Consultant and its employees, agents and subconsultants under this Agreement.

C. Delivery and Use of the Materials.  All Materials will be transferred and delivered by Consultant
to the City without further compensation following the expiration or sooner termination of this
Agreement, provided that the City may, at any time prior to the expiration or earlier termination
of this Agreement, give written notice to Consultant requesting delivery by Consultant to the
City of all or any part of the Materials in which event Consultant must forthwith comply with
such request. The Materials created electronically must be submitted in a format and medium
acceptable to the City. The Materials may be used by the City in any manner for the intended
purpose or as part of its operations associated with the Materials.

D. Survival of Ownership and Use Provisions. The provisions contained in Section 10, Ownership
and Use of Materials survives the expiration or earlier termination of this Agreement, and that
this Section is severable for such purpose.

11. CONFIDENTIALITY

A. No Disclosure. Consultant must keep confidential and may not disclose, publish or release any
information, data, or confidential information of the City to any person other than
representatives of the City duly designated for that purpose in writing by the City.  Consultant
may not use for Consultant’s own purposes, or for any purpose other than those of the City, any
information, data, or confidential information Consultant may acquire as a result of the
performance of the Services under this Agreement. Consultant must promptly transmit to the
City any and all requests for disclosure of any such confidential information or records. The
obligations under this Section will survive the expiration or earlier termination of this
Agreement.

B. California Public Records Act. Consultant acknowledges that the City is subject to the California
Public Records Act (Government Code Section 6250 et seq.), known as the “PRA”, and agrees to
any disclosure of information by the City as required by law.  Consultant further acknowledges
that it may have access to personal information as defined under the PRA, and Consultant will
not use any such personal information for any purposes other than for the performance of
Services under this Agreement without the advance written approval of the City.

All Scopes of Services and related documents received will be public records, with the exception 
of those elements, identified by the Consultant as business trade secrets and are plainly marked 
“Trade Secret”, “Confidential” or “Proprietary”. If disclosure is required under the PRA or 
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otherwise by law, the City will not be liable or responsible for the disclosure of any such records 
and the Consultant will indemnify, defend, and hold the City harmless for any such disclosure. 

12. CONFLICT OF INTEREST

Consultant covenants that neither Consultant, nor any officer, principal or employee of its firm, has
or will acquire any interest, directly or indirectly, that would conflict in any manner with the interests
of City relating to this Agreement or that would in any way hinder Consultant’s performance of
services under this Agreement.  Consultant’s attention is directed to the conflict of interest rules
applicable to governmental decision-making contained in the Political Reform Act (California
Government Code Section 87100 and following) and its implementing regulations (California Code of
Regulations, Title 2, Section 18700 et seq.), and California Government Code section 1090.

In addition, Consultant, Consultant’s employees, and subconsultants agree as follows:

A. That they will conduct their duties related to this Agreement with impartiality, and must, if they
exercise discretionary authority over others in the course of those duties, disqualify themselves
from dealing with anyone with whom a relationship between them could bring the impartiality
of Consultant or its employees into question;

B. May not influence, seek to influence, or otherwise take part in a decision of the City knowing
that the decision may further their private interests;

C. May not accept any commission, discount, allowance, payment, gift, or other benefit connected,
directly or indirectly, with the performance of Services related to this Agreement, that causes,
or would appear to cause, a conflict of interest;

D. May have no financial interest in the business of a third party that causes, or would appear to
cause, a conflict of interest in connection with the performance of the Services related to this
Agreement, and if such financial interest is acquired during the term of this Agreement,
Consultant must promptly declare it to the City, and;

E. May not, during the term of this Agreement, perform a service for, or provide advice to, any
person, firm, or corporation, which gives rise to a conflict of interest between the obligations of
Consultant under this Agreement and the obligations of Consultant to such other person, firm
or corporation.

13. DISPUTE RESOLUTION

A. Dispute Resolution Procedures.  The parties will make reasonable efforts to promptly resolve
any dispute, claim, or controversy arising out of or related to this Agreement (“Dispute”) using
the Dispute Resolution Procedures set forth in this Section.

B. Negotiations.  First, the City’s Project Representative and Consultant’s Project Manager will
make reasonable efforts to resolve any Dispute by amicable negotiations and will provide frank,
candid, and timely disclosure of all relevant facts, information, and documents to facilitate
negotiations. Should these negotiations be unsuccessful in resolving the Dispute, the matter will

ATTACHMENT 1

Page 131 of 498



15 

be promptly referred to the City Administrator or designee, and the Consultant’s Principal, who 
will meet and confer, in good faith, to resolve the Dispute to mutual satisfaction of the parties. 

C. Mediation. If all or any portion of a Dispute cannot be resolved by good faith negotiations as set
forth above within thirty (30) days of the date that the matter was referred to the City
Administrator pursuant to subsection B above, either party may, by notice to the other party,
submit the Dispute for formal mediation to a mediator selected mutually by the parties from
the Monterey Superior Court’s Court-Directed Mediator Panel list. The duration of any such
mediation may not exceed 2 hours unless otherwise agreed to by the parties. The cost of the
mediation (including fees of mediators) will be borne equally by the parties, and each party will
bear its own costs of participating in mediation. The mediation will take place within or in close
proximity to the City of Carmel-by-the-Sea.

In any mediation conducted pursuant to this section, the provisions of California Evidence Code 
section 1152 will be applicable to limit the admissibility of evidence disclosed by the parties in 
the course of the mediation.  In the event the parties are unsuccessful in resolving the dispute 
through the mediation process, then the parties agree that the dispute will be submitted to 
Binding Arbitration to a single Arbitrator in accordance with the existing Rules of Practice and 
Procedure of the Judicial Arbitration and Mediation Services, Inc. (JAMS) within thirty (30) days 
of the close of mediation as declared by the mediator. 

D. Arbitration. The submission to Mediation and Arbitration in accordance with the requirements
of this section of any and all agreements, differences, or controversies that may arise hereunder
is made a condition precedent to the institution of any action or appeal at law or in equity with
respect to the controversy involved.  The award by the arbitrator will have the same force and
effect and may be filed and entered, as a judgment of the Superior Court of the State of
California and is subject to appellate review upon the same terms and conditions as the law
permits for judgments of Superior Courts.  A “Prevailing Party” will be determined in the
Arbitration, and the prevailing party will be entitled to reasonable attorney’s fees and costs
incurred, and accrued interest on any unpaid balance that may be due.  Costs will include the
cost of any expert employed in the preparation or presentation of any evidence.  All costs
incurred and reasonable attorney fees will be considered costs recoverable in that proceeding,
and be included in any award.

14. TERMINATION OF AGREEMENT

A. Termination for Cause or Default. The City reserves the right to immediately terminate this
Agreement, in whole or in part, if Consultant or any subconsultant defaults or fails to deliver the
Services in accordance with the terms and conditions of this Agreement.  Such termination must
be in writing, setting forth the effective date of termination, and will not result in any penalty or
other charges to the City, and may be issued without any prior notice. Without limitation,
Consultant is in default of its obligations contained in this Agreement if Consultant, or any
subconsultant:

i. Fails to perform the required Services within the term and/or in the manner provided
under this Agreement;
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ii. Fails to supply sufficient, properly skilled workers or proper workmanship, products,
material, tools and equipment to perform the Services;

iii. Fails to observe or comply with all laws, ordinances, including all requirements of
governmental or quasi-governmental authorities, including federal, state, and local
government enactments, bylaws, and other regulations now or, following the date of this
Agreement, in force that pertain to;

iv. Fails to observe or comply with the City’s reasonable instructions;

v. Breaches the Conflict of Interest provisions of this Agreement; or

vi. Otherwise violates any provision of this Agreement.

B. Termination for Convenience. The City may, at its option and sole discretion, terminate this
Agreement, in whole or in part, with or without cause, at any time during the Agreement Term
for the convenience of the City, upon ten (10) days written notice to the Consultant.

C. Steps after Termination:

i. Upon termination of this Agreement by the City for any reason, the City will pay
Consultant for satisfactorily performed Services and disbursements incurred by
Consultant to the date of termination pursuant to this Agreement, less any amounts
necessary to compensate the City for damages or costs incurred by the City arising from
Consultant’s default. Termination will be without prejudice to any other rights or
remedies the City may have.

ii. Upon receipt of written notice of termination of this Agreement by the City for any
reason, Consultant must:

a. Promptly cease all Services, including Services provided by any subconsultant,
unless otherwise directed by the City; and

b. Deliver to the City all the Materials provided to Consultant or prepared by or for
Consultant or the City in connection with this Agreement. Such Materials are to
be delivered to the City in completed form; however, notwithstanding the
provisions of Section 10, Ownership and Use of Materials, herein, the City may
condition payment for services rendered to the date of termination upon
Consultant’s delivery to the City of such Materials.

iii. If this Agreement is terminated by the City for any reason, the City is hereby expressly
permitted to assume the projects and Services, and to complete them by any means
including, but not limited to, an agreement with another party.
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15. LEGAL ACTION / VENUE

A. Should either party to this Agreement bring legal action against the other, the validity,
interpretation and performance of this Agreement will be controlled by and construed under
the laws of the State of California, excluding California’s choice of law rules.

B. Venue for any such action relating to this Agreement will be in Monterey County.

C. If any legal action or proceeding, including action for declaratory relief, is brought for the
enforcement of this Agreement or because of an alleged dispute, breach, default or
misrepresentation in connection with this Agreement, the prevailing party may recover
reasonable attorneys’ fees as may be determined by the Arbitrator, experts’ fees, and other
costs, in addition to any other relief to which the party may be entitled.

16. MISCELLANEOUS PROVISIONS

A. Non-discrimination. During the performance of this Agreement, Consultant, and its
subconsultants, may not unlawfully discriminate against any person because of race, religious
creed, color, sex, national origin, ancestry, physical disability, mental disability, medical
condition, marital status, age, or sexual orientation, either in Consultant’s employment practices
or in the furnishing of services to recipients. Consultant further acknowledges that harassment
in the workplace is not permitted in any form, and will take all necessary actions to prevent such
conduct.

B. Acceptance of Services Not a Release. Acceptance by the City of the Services to be performed
under this Agreement does not operate as a release of Consultant from professional
responsibility for the Services performed.

C. Force Majeure. Either party is absolved from its obligation under this Agreement when and to
the extent that performance is delayed or prevented, and in the City’s case, when and to the
extent that its need for vehicles, materials, or Services to be supplied hereunder are reduced or
eliminated by any course, except financial, for reasons beyond its control. Such reasons include,
but are not limited to: earthquake, flood, epidemic, fire, explosion, war, civil disorder, act of God
or of the public enemy, act of federal, state or local government, or delay in transportation to
the extent that they are not caused by the party’s willful or negligent acts or omissions, and to
the extent that they are beyond the party’s reasonable control.

D. Headings. The headings do not govern, limit, modify, or in any manner affect the scope, meaning
or intent of the provisions of this Agreement.  The headings are for convenience only.

E. Entire Agreement. This Agreement, including the Exhibits attached hereto, constitutes the
entire agreement between the parties hereto with respect to the terms, conditions, and Services
and supersedes any and all prior proposals, understandings, communications, representations
and agreements, whether oral or written, relating to the subject matter thereof pursuant to
Section 1B, “Change Order of Services”. Any Change Order to this Agreement will be effective
only if it is in writing signed by both parties hereto and will prevail over any other provision of
this Agreement in the event of inconsistency between them.
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F. Conflict between Agreement and Exhibits. In the event of a conflict between a provision in this
Agreement and a provision in an Exhibit attached to this Agreement, the provisions in this
Agreement will take precedence.

G. Counterparts. This Agreement may be executed in one or more counterparts, each of which will
be deemed an original, and may be signed in counterparts, but all of which together will
constitute one and the same Agreement.

H. Multiple Copies of Agreement. Multiple copies of this Agreement may be executed, but the
parties agree that the Agreement on file in the office of the City’s City Clerk is the version of the
Agreement that governs should any difference exist among counterparts of this Agreement.

I. Authority. Any individual executing this Agreement on behalf of the City or Consultant
represents and warrants hereby that he or she has the requisite authority to enter into this
Agreement on behalf of such party and bind the party to the terms and conditions of this
Agreement.

J. Severability.  If any of the provisions contained in this Agreement are held illegal, invalid or
unenforceable, the enforceability of the remaining provisions will not be impaired thereby.
Limitations of liability and indemnities will survive termination of the Agreement for any cause.
If a part of the Agreement is valid, all valid parts that are severable from the invalid part remain
in effect. If a part of this Agreement is invalid in one or more of its applications, the part remains
in effect in all valid applications that are severable from the invalid applications.

K. Non-exclusive Agreement. This Agreement is non-exclusive and both the City and Consultant
expressly reserve the right to enter into agreements with other Consultants for the same or
similar services, or may have its own employees perform the same or similar services.

L. Assignment of Interest. The duties under this Agreement are not assignable, delegable, or
transferable without the prior written consent of the City. Any such purported assignment,
delegation, or transfer constitutes a material breach of this Agreement upon which the City may
terminate this Agreement and be entitled to damages.

M. Laws. Consultant agrees that in the performance of this Agreement it will comply with all
applicable federal, state and local laws and regulations. This Agreement will be governed by and
construed in accordance with the laws of the State of California and the City of Carmel-by-the-
Sea.
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IN WITNESS WHEREOF, the parties enter into this Agreement hereto on the day and year first above 
written in Carmel-by-the-Sea, California. 

CITY OF CARMEL-BY-THE-SEA 

Mayor, City Administrator, or Designee Signature 

Printed Name Date 

Title 

APPROVED AS TO FORM: 

By: ------------
Brian Pierik, City Attorney 

ATTEST: 

By: 
Yashin Abbas, Interim City Clerk 

ATTACHMENTS 

• Exhibit "A" - Scope of Services
• Exhibit "B" - Key Personnel & Compensation
• Exhibit "C" - Fee Schedule
• Exhibit "D" - Project Schedule

CONSULTANT 

.,Consultant Signature 

ffeRfi /(: /ii;� tiIZ-:2-1 U>22-
Printed Name Date 

£�s1k/e11i; 
Title 

MA!ertind �sa� 
Consultant L�gal Compan)'Nam 

Date: 
---------

Date: ________ _ 
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Exhibit A: Scope of Services 

Winter & Company 

1 

Carmel, CA – Design Traditions Project Version 1.5 

Professional Services 
Revised: February 18, 2022 

Project Approach 
This scope of services describes the steps for an update to the city’s design guidelines and 
zoning code as they apply to the downtown commercial core and central residential 
neighborhoods.  

The scope is organized into a series of Steps, each of which has more specific tasks.  
This scope of services assumes that work tasks are shared among the consultant and city 
planning staff.  

The tasks are then organized into two Phases: The first phase is designed to confirm the scope 
of the amendments. It includes a review of existing conditions, startup meetings with staff and 
decision-makers as well as community engagement. The second Phase then focuses on 
producing the formal revisions to the code and guidelines. 

Project Objectives: 
To assist the community in updating 

• Residential design guidelines (which apply to the Residential zone districts)
• Commercial design guidelines (which apply to the Commercial districts)
• Zoning code for the related zone districts

PHASE ONE: CONFIRMING THE SCOPE OF THE AMENDMENTS 

1. Start-up and orientation
Objectives: 

1. To establish a shared understanding of the expectations for the project
2. To establish a working relationship with staff and decision makers
3. To gain an understanding of existing character in the project area

Format: 
This step includes a series of start-up meetings, all of which would be on site. These will be 
informal meetings, with a simple agenda of questions and a short PowerPoint presentation. It 
also includes a tour of the project area. 

Trips: Trip #1, 3 days on site, for Noré Winter & Julie Husband 
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Winter & Company 

2 

Tasks: 
1. Develop a PowerPoint presentation as a project introduction, summarizing scope,

approach and schedule.
2. Conduct a 3-day retreat work session with staff to:

a. Develop an understanding of existing conditions.
i. Review recent projects

ii. Review current regulations
b. Confirm steps in the project process.
c. Build a team working relationship.

3. Review existing character.
a. Staff will assist in planning an on-site tour focusing on commercial, residential,

and right-of-way design/character. This will include driving and walking portions.
b. Consultant will tour the area following the staff-designed tour.

4. Conduct an information meeting with a citizen steering committee appointed by the
City Council to review the project scope and discuss observations from the site tour.

5. Conduct a virtual work session with the Planning Commission.
6. Conduct a virtual work session with the City Council.
7. Write up summary of meetings and field inspection observations.

2. Assess existing conditions
This is a “technical” analysis step, which includes a review of existing regulations and an on-site 
work session with staff to confirm the interpretation of those existing regulations. It also 
includes an on-site strategy session with staff to outline the forthcoming community workshop. 

Objectives: 
• To establish a shared understanding of how current guidelines and standards shape

development in the area
• To establish an understanding of how change and state regulations may (or may not) be

influencing the character of the community (i.e.: RHNA, SB-9, Fire Resistant materials,
water allocations, Climate change, green building materials, etc.)

• To outline the agenda for upcoming community workshop(s)

Format: 
On-site work sessions 

Trips: Trip #2, 2 days on site, for Noré Winter 

Tasks: 
1. Develop computer models illustrating massing permitted under current zoning

standards and design guidelines (with and without bonuses).
a. These also can be used later in community outreach.
b. They also will serve later in the project as a base for modeling the impacts of

potential changes that may be proposed.
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Winter & Company 
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2. Review recent development projects.
a. Staff will assemble images of project documents of some recent projects for

review and discussion.
b. Consultants will join in an on-site meeting with staff to:

i. Review the recent projects materials.
ii. Brainstorm community workshop/ outline.

iii. Brainstorm modeling alternatives.

3. Conduct a check-in meeting with the steering committee to discuss the upcoming
workshop design.

4. Summarize findings in an illustrated memo.
a. This will be provided to inform public outreach and later discussions with

decision makers.

3. Additional community engagement
Objectives: 

1. To provide participants the opportunity to help to define the design features that are
valued in the designated areas of the city.

2. To provide participants an opportunity to identify issues (focusing on design topics) that
should be addressed in the updates.

Format: 
This step includes a more focused community workshop to gain additional public opinion. It will 
include hands-on activities and an online counterpart meant to give residents the opportunity 
to participate and be part of the solution.  

Trips: Trip #3, 2 days on site, for Noré Winter & Julie Husband 

Tasks: 
1. Develop workshop materials. This includes a “visual character” survey that has images

related to:
a. Identifying key features of the study areas that are valued by the community
b. Identifying images of buildings (from Carmel and elsewhere) that would be

appropriate
c. Computer models illustrating alternative massing scenarios for new buildings in

different contexts
2. Conduct community workshop #1.

a. This will be a hybrid format, with on-site and online participation concurrently.
3. Analyze findings from the workshop (including some on site with staff).
4. Write summary of findings.
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Winter & Company 
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4. Develop a Strategy (Work Plan)
In this step, the changes to the standards and guidelines will be outlined based on information 
and analysis gathered during steps 1 through 3. These will include sufficient detail such that the 
community understands the nature of the revisions to be made. For example, where numbers 
are involved (such as FAR and height), those numbers will be shown. If necessary, some 
alternative choices for amendments to specific topics will be included. 

Objectives: 
• To describe in detail the changes that are to be made
• This will serve as a policy document that decision makers will consider in providing

direction for Phase Two of the project, in which the actual revisions are executed.

Format: Meetings will be conducted online. 

Tasks: 
1. Define the level of detail that the amendments will have.
2. Define the topics that will be addressed.
3. Develop computer model illustrations of the potential effects of the proposed changes.
4. Write a strategy memo that describes the changes to be made.
5. Conduct a check-in meeting with staff (virtual).
6. Conduct a check-in meeting with steering committee (virtual).

5. Confirm the project direction
In this step, the team will review the Strategy (work plan) with the community, planning 
commission and the city council to receive their guidance on moving forward. (Includes Julie) 

Objective: 
• To gain formal direction from decision makers to move forward into Phase Two

Format: Onsite meetings with PowerPoint presentations, including a hybrid community 
workshop. Virtual follow-up meetings with Planning Commission and City Council. 

Trips: Trip #4, 2 days on site, for Noré Winter & Julie Husband 

Tasks: 
1. Prepare presentation summarizing the strategy report.
2. Conduct a hybrid community workshop (Workshop #2).
3. Meet with the Planning Commission to review strategy (virtual).
4. Meet with the City Council to review strategy (virtual).
5. Review recommendations with staff in a virtual conference meeting.
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Winter & Company 
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PHASE TWO: EXECUTING THE UPDATES 

6. Develop Draft #1 of the Updates to the design guidelines
This Task includes updating the design guidelines documents for the downtown and the core 
residential areas. It will require re-formatting the existing design guidelines into InDesign 
desktop publishing software, using a standardized page design.  

Objective: 
• To prepare a working draft of the updates for review by the community and decision

makers

Tasks: 
1. Draft text, including edits as appropriate.
2. Develop new illustrations for the guidelines.

a. Some existing illustrations will be adapted, but new ones are also anticipated,
particularly for the downtown design guidelines.

3. Lay out the document in InDesign.

7. Develop Draft #1 of the zoning amendments
This includes revisions to residential and commercial zone districts. We anticipate that staff will 
“control” the zoning document and will enter the revisions as needed. Winter & Company will 
provide staff with a redline markup of suggested edits. Winter & Co. also will provide new 
graphics to illustrate the code provisions. 

Objective: 
• To prepare a working draft of the updates for review by the community and decision

makers

Tasks: 
1. Draft zoning text changes.
2. Develop illustrations.
3. Mark up code for inserts.
4. Staff inserts into code.

8. Present the draft revisions to the community
In this step, the consultants will join staff on site to conduct another  community workshop, in 
which the draft revisions to the code and guidelines will be presented. It also includes a joint 
work session with the Planning Commission and City Council. This could occur on site, if the 
schedule permits, or could be online.  

Objectives: 
• To keep the community informed of the progress of the project
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Winter & Company 
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• To gain detailed direction from decision makers for potential revisions to the draft
documents

Trips: Trip #5, 2 days on site, for Noré Winter & Julie Husband 

Tasks: 
1. Prepare presentation materials.
2. Conduct on-site/hybrid community meeting (meeting #3).
3. Conduct on-site joint study session with PC and CC.
4. Write summary of findings (other edits to make).

9. Develop Draft #2 of the Design Guidelines
In this step, revisions will be made to prepare an adoption draft of the design guidelines. 

Tasks: 
1. Execute text revisions.
2. Develop additional illustrations.
3. Update the InDesign document.

10. Develop Draft #2 of the zoning amendments
In this step, revisions will be made to prepare an adoption draft of the zoning code. 

Tasks: 
1. Revise zoning text.
2. Develop additional illustrations.
3. Staff inserts revisions into the code.

11. Implementation
In this step, the revised documents would be adopted. Staff will lead this effort. The consultants 
will provide assistance and participate in the hearing (on line) if appropriate. 

Tasks: 
1. Prepare adoption hearing presentation materials.
2. Participate in the planning commission hearing (virtual).
3. Participate in the city council hearing (virtual).
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Exhibit B: Key Personnel 

Carmel, CA -  Design Traditions Project 1.5 

Noré Winter, Principal in Charge 
Winter is an urban design and planning consultant with extensive experience nationwide. He focuses on 
design strategies that promote the distinctive characteristics of individual communities and 
neighborhoods while enhancing economic vitality, sustainability and heritage conservation. 

Noré will direct the project and will serve as primary contact with the client. He also will lead public 
outreach tasks. 

Julie Husband - Urban Designer 
Julie Husband offers twenty-five years of experience in architecture, urban design and related fields. She 
has worked for Winter & Company for the past twenty years on master plans, design guidelines, design 
review, urban design and historic preservation, and architectural rehabilitation projects.  

Julie will assist the Principal-in-Charge in drafting updates to the design guidelines and zoning code. 

Christopher Ball - Graphics and Computer Modeling 
Christopher Ball plays an integral role in the creation of graphic content for the company. He has a 
strong knowledge of 3D modeling, graphic software and architectural practices.  

Chris will generate computer models to illustrate potential impacts of revised design guidelines and 
zoning standards. He also will assist in developing surveys and other outreach tools that may be 
generated for the project. 

Betsy Shears – Administration and Desktop Publishing 
Betsy has managed administrative tasks for all projects at Winter & Company and leads desktop 
publishing efforts.  

Betsy will take the lead in desktop publishing for the Carmel design guidelines update. 
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π Exhibit C: Fee Schedule

Carmel, CA - Design Traditions Project 1.5
Feb. 18, 2022

(Note that the individually numbered tasks do 
NOT align with specific staff members.) Tasks are generally in chronological order, but not in every case

Step 1: Start-up & Orientation Personnel Hours Rate Amount Task Total
1.1 Develop Powerpoint presentations • Principal (N Winter) 50 $185 $9,250.00
1.2 Conduct work session with staff • Urban Designer 44 $125 $5,500.00
1.3 Review existing character (site tour) • Admin/Desktop publisher 4 $90 $360.00
1.4 Meet with steering committee • Graphic designer (Sketchup) 0 $75 $0.00
1.5 Conduct work session with PC
1.6 Conduct work session with City Council
1.7 Write up meetings summary in a memo

Step 1 FEES $15,110.00
EXPENSES

(Trip #1; 3 days on site; NW & JH)) Unit cost Quantity Sub-total Amount
Airfare $600 2              $1,200
Ground transportation (car rental, taxis) $730 1              $730
Accommodations $250 8              $2,000
Meals $85 6              $510
Technical/Printing $100 1              $100

Step 1 EXPENSES 4,540.00$   

TOTAL Step 1 $19,650.00

Step 2: Assess Existing Conditions Personnel Hours Rate Amount

2.1
Develop computer models illustrating massing 
permitted

2.2 Review recent projects with staff • Principal (N Winter) 42 $185 $7,770.00

2.3 Meet with steering committee • Urban Designer 16 $125 $2,000.00
2.4 Summarize findings in a memo • Admin/Desktop publisher 8 $90 $720.00

• Graphic designer (Sketchup) 20 $75 $1,500.00
Step 2 FEES $11,990.00

EXPENSES
(Trip #2; 2 days on site; NW) Unit cost Quantity Sub-total Amount
Travel expenses
Airfare $600 1              $600
Ground transportation (car rental, taxis) $550 1              $550
Accommodations $250 3              $750
Meals $85 2              $170
Technical/Printing $100 1              $100

Step 2 EXPENSES $2,170.00

TOTAL Step 2 $14,160.00

Step 3: Additional Community Engagement Personnel Hours Rate Amount
3.1 Develop on-site workshop materials
3.2 Conduct hybrid workshop #2 • Principal (N Winter) 60 $185 $11,100.00
3.3 Analyze workshop findings • Urban Designer 62 $125 $7,750.00
3.4 Write summary of findings • Admin/Desktop publisher 20 $90 $1,800.00

• Graphic designer (Sketchup) 20 $75 $1,500.00
Step 3 FEES $22,150.00
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EXPENSES

Trip #3 (2 days on site; NW & JH) Unit cost Quantity Sub-total Amount
Travel expenses 
Airfare $600 2              $1,200
Ground transportation $550 1              $550
Accommodations $250 6              $1,500
Meals $85 6              $510
Technical/Printing $100 1              $100

Step 3 EXPENSES $3,860.00

TOTAL Step 3 $26,010.00

Step 4: Develop the Strategy for the revisions Personnel Hours Rate Amount
4.1 Define level of detail for amendments
4.2 Define topics to address • Principal (N Winter) 16 $185 $2,960.00
4.3 Model results of alternatives (Sketchup) • Urban Designer 10 $125 $1,250.00
4.4 Write strategy memo • Admin/Desktop publisher 10 $90 $900.00
4.5 Virtual check-in meeting with staff • Graphic designer (Sketchup) 40 $75 $3,000.00

4.6
Virtual check-in meeting with steering 
committee Step 4 FEES $8,110.00

EXPENSES
Unit cost Quantity Sub-total Amount

Travel expenses
Airfare (No travel this step) $600 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
Meals $85 -          $0
Technical/Printing $100 1              $100

Step 4 EXPENSES $100.00

TOTAL Step 4 $8,210.00

Step 5. Confirm the project direction Personnel Hours Rate Amount
5.1 Prepare presentation materials
5.2 Conduct hybrid community workshop #2 • Principal (N Winter) 40 $185 $7,400.00
5.3 Meet with Planning Commission (virtual) • Urban Designer 48 $125 $6,000.00
5.4 Meet with City Council (virtual) • Admin/Desktop publisher 4 $90 $360.00
5.5 Review recommendations with staff • Graphic designer (Sketchup) 0 $75 $0.00

Step 5 FEES $13,760.00
EXPENSES

(Trip #4, 2 days on site NW & JH) Unit cost Quantity Sub-total Amount
Travel expenses
Airfare $600 2              $1,200
Ground transportation $550 1              $550
Accommodations $250 6              $1,500
Meals $85 6              $510
Technical/Printing $100 1              $100

Step 5 EXPENSES $3,860.00

TOTAL Step 5 $17,620.00

Subtotal, Phase 1 $85,650.00
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Step 6: Develop draft #1 of the Design Guidelines Personnel Hours Rate Amount
6.1 Draft the text • Principal (N Winter) 20 $185 $3,700.00
6.2 Develop illustrations • Urban Designer 30 $125 $3,750.00
6.3 Lay out in InDesign • Admin/Desktop publisher 40 $90 $3,600.00

• Graphic designer (Sketchup) 20 $75 $1,500.00
Step 6 FEES $12,550.00

EXPENSES
Unit cost Quantity Sub-total Amount

Travel expenses
Airfare $600 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
Meals $85 -          $0
Technical/Printing $100 1              $100

Step 6 EXPENSES $100.00

TOTAL Step 6 $12,650.00

Step 7: Develop Draft #1 of the zoning amendments Personnel Hours Rate Amount
7.1 Draft zoning text changes • Principal (N Winter) 20 $185 $3,700.00
7.2 Develop illustrations • Urban Designer 10 $125 $1,250.00
7.3 Mark up the code for inserts • Admin/Desktop publisher 10 $90 $900.00
7.4 Staff inserts revisions into code document • Graphic designer (Sketchup) 20 $75 $1,500.00

Step 7 FEES $7,350.00
EXPENSES

Unit cost Quantity Sub-total Amount
Travel expenses
Airfare $600 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
Meals $85 -          $0
Technical/Printing $100 1              $100

Step 7 EXPENSES $100.00

TOTAL Step 7 $7,450.00

Step 8: Present the drafts to the community Personnel Hours Rate Amount
8.1 Develop presentations & feedback materials

8.2
Conduct commmunity workshop (on-site and 
online) • Principal (N Winter) 50 $185 $9,250.00

8.3 Conduct online workshop • Urban Designer 60 $125 $7,500.00
8.4 Joint study session with PC and CC • Admin/Desktop publisher 10 $90 $900.00

8.5 Write summary of findings (edits to make) • Graphic designer (Sketchup) 10 $75 $750.00

Step 8 FEES $18,400.00
EXPENSES

(Trip #5; 2 days on site; NW & JH) Unit cost Quantity Sub-total Amount
Travel expenses (Trip #2)
Airfare $600 2              $1,200
Ground transportation $550 1              $550
Accommodations $250 6              $1,500
Meals $85 6              $510
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Technical/Printing $100 1              $100

Step 8 EXPENSES $3,860.00

TOTAL Step 8 $22,260.00

Step 9: Develop draft #2 of the Design Guidelines Personnel Hours Rate Amount
9.1 Execute text revisions • Principal (N Winter) 10 $185 $1,850.00
9.2 Develop additional illustrations • Urban Designer 10 $125 $1,250.00
9.3 Update InDesign document • Admin/Desktop publisher 20 $90 $1,800.00

• Graphic designer (Sketchup) 10 $75 $750.00
Step 9 FEES $5,650.00

EXPENSES
Unit cost Quantity Sub-total Amount

Travel expenses
Airfare $550 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
Meals $85 -          $0
Technical/Printing $100 1              $100

Step 9 EXPENSES $100.00

TOTAL Step 9 $5,750.00

Step 10: Develop Draft #2 of the zoning amendments Personnel Hours Rate Amount
10.1 Revise zoning text • Principal (N Winter) 8 $185 $1,480.00
10.2 Develop additional illustrations • Urban Designer 4 $125 $500.00
10.3 Staff inserts revisions into code • Admin/Desktop publisher 10 $90 $900.00

• Graphic designer (Sketchup) 10 $75 $750.00
Step 10 FEES $3,630.00

EXPENSES
(No travel this step) Unit cost Quantity Sub-total Amount
Travel expenses
Airfare $550 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
Meals $85 -          $0
Technical/Printing $100 1              $100

Step 10 EXPENSES $100.00

TOTAL Step 10 $3,730.00

Step 11: Implementation (Adoption) Personnel Hours Rate Amount
11.1 Prepare presentations • Principal (N Winter) 8 $185 $1,480.00
11.2 Planning commission hearing (virtual) • Urban Designer 0 $125 $0.00
11.3 City Council hearing (virtual) • Admin/Desktop publisher 4 $90 $360.00

• Graphic designer (Sketchup) 0 $75 $0.00
Step 11 FEES $1,840.00

EXPENSES
(No travel this step) Unit cost Qty. Sub-total Amount
Travel expenses
Airfare $550 -          $0
Ground transportation $500 -          $0
Accommodations $250 -          $0
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Meals $85 -          $0
Technical/Printing $0 -          $0

Step 11 EXPENSES $0.00
TOTAL Step 11 $1,840.00

TOTAL PROJECT COSTS $139,330.00
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Schedule for Carmel Design Traditions Project 1.5 

Schedule updated: 2/18/2022

Step 1: Start-up & Orientation (Trip #1) Date completed by:
Contract signed
Authorization to proceed

1.1 Develop Powerpoint presentations

1.2 Conduct work session with staff to review existing conditions
1.3 Review existing character (site tour)

1.4 Information meeting with steering committee

1.5 Virtual work session with Planning Commission

1.6 Virtual work session with City Council
1.7 Write up meetings summary in a memo March 31, 2022

Step 2: Assess Existing Conditions (Trip #2)
2.1 Develop computer models illustrating current regulations

2.2 Review recent development projects with staff (Trip #2)

2.3 Meet with steering committee to discuss upcoming workshop (Trip #2)
2.4 Summarize findings in illustrated memo April 29, 2022

Step 3: Additional Community Engagement (Trip #3)
3.1 Develop workshop #1 materials
3.2 Conduct on-site hybrid workshop (WS #1)
3.3 Analyze workshop findings
3.4 Write summary of findings June 30, 2022

Step 4: Develop a Strategy (Work Plan)
4.1 Define level of detail for amendments
4.2 Define topics to address
4.3 Model results of alternatives (Sketchup)
4.4 Write strategy memo
4.5 On-line meeting with staff to review strategy
4.6 Conduct virtual meeting with steering committee Aug. 8, 2022

Step 5. Confirm the project direction (Trip #4)
5.1 Prepare presentation materials for workshop #2
5.2 Conduct hybrid community workshop #2 to review strategy
5.3 Meet with Planning Commission to review strategy (virtual)
5.4 Meet with City Council to review strategy (virtual)
5.5 Review recommendations with staff Aug. 29-31, 2022
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Step 6: Develop draft #1 of the updates to the Design Guidelines
6.1 Draft the text

6.2 Develop illustrations

6.3 Lay out in InDesign Sept. 30, 2022

Step 7: Develop Draft #1 of the zoning amendments
7.1 Draft zoning text changes

7.2 Develop illustrations

7.3 Mark up the code for inserts

7.4 Staff inserts revisions into code document Oct. 14, 2022

Step 8: Present the drafts to the community  (Trip #5)

8.1 Develop presentations & feedback materials

8.2 Conduct commmunity workshop (hybrid)
8.3 Joint study session with PC and CC
8.4 Write summary of findings (edits to make) Nov. 28, 2022

Step 9: Develop draft #2 of the Design Guidelines
9.1 Execute text revisions

9.2 Develop additional illustrations

9.3 Update InDesign document Dec. 30, 2022

Step 10: Develop Draft #2 of the zoning amendments 
10.1 Revise zoning text

10.2 Develop additional illustrations

10.3 Staff inserts revisions into code Dec. 30, 2022

Step 11: Implementation (Adoption)
11.1 Prepare presentations

11.2 Planning commission hearing (virtual)

11.3 City Council hearing (virtual) Mar. 7, 2023
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Guiding Principles
While there are many aspects of the character of Car-
mel that are addressed in the Design Guidelines, some 
Guiding Principles apply citywide and set the stage for 
the more detailed Design Guidelines that follow. All im-
provement projects shall comply with these principles:

1.	 Restore and enhance the forest in all improvement 
projects: private, public, and otherwise.

2.	 Subordinate every built structure to the character of 
the forest, natural environment, and to the natural 
features on its own site.

3.	 Keep every built structure modest and simple. 

4.	 Retain and build upon Carmel’s official architec-
tural heritage.

5.	 Fit every built structure within its neighborhood 
context. 

6.	 Design every property with authentic and consis-
tent details.

Note:
CMC 17.10.010 (Purpose and 
Design Objectives) establishes the 
standards and requirements for 
development in the R-1 district. 
The Residential Design Guidelines 
implement these design objectives 
(CMC 17.060, Residential Design 
Guidelines).

Note:
These Residential Design 
Guidelines are an update of the 
City’s current guidelines. In order 
to help readers understand where 
new text has been added, it is 
shown in RED font. An exception 
is for a new section that is lengthy. 
These are identified by a note in the 
margin as being new.
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Part One: Introductory Material
Introduction to the Design Review Process
A place like no other! Carmel-by-the-Sea is a unique community in an extraordinary 
setting with significant natural resources, high quality architecture and a strong commu-
nity identity. Residents value its traditional character, village charm, tree-lined streets, 
wooded hillsides and walkable neighborhoods. These Design Guidelines provide a 
tool to retain the City’s design traditions. 

About the design guidelines
What are Design Guidelines?
Design guidelines are a regulatory tool that convey the community’s expectations for maintaining its Design 
Traditions. They focus on the qualitative aspects of design but in some cases set forth prescriptive  (measur-
able) requirements. They therefore work in concert with prescriptive standards related to design in the City’s 
zoning code. They provide City staff and its boards and commissions a basis for making informed decisions 
about the appropriateness of proposed improvements.

The Scope of the Guidelines
The guidelines focus on maintaining the traditional character of Carmel.
They address all projects in the R-1 and R-4 zoned areas of Carmel, including public and quasi-public uses 
and public works projects. Please note that the City of Carmel-by-the-Sea will not issue a construction permit 
for exterior additions, remodeling or new buildings without design review approval from the City. These 
guidelines also will aid property owners and their architects in developing appropriate design strategies. 

Note:
CMC 17.10.010 (Purpose and 
Design Objectives) establishes the 
standards and requirements for 
development in the R-1 district. 
The Residential Design Guidelines 
implement these design objectives 
(CMC 17.060, Residential Design 
Guidelines).
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The Format for a Guideline
Each design guideline in this document typically has four 
components:

1.	 Design Objective - describes a desired state or condition of the design 
element being discussed. 

2.	 Design Guideline Statement - typically performance-oriented, de-
scribes a desired design treatment. 

3.	 Supplementary Information - may include suggestions on how 
to meet the objective, additional requirements, or may provide an 
expanded explanation. This information is listed in bullet format.

4.	 Illustrations - may be provided to clarify the intent of the guideline.

Sample of the guideline format used in this document

Section Heading

1

2

3

Simple primary roofs with subordinate 
attachments, such as dormers, are 
appropriate. 

4Roof Form
Varied roof forms are typical in a block and this tradition 
should be continued. 

11.3	 Use simple roof forms. Limit the number of 
subordinate attachments such as dormers, to 
avoid a cluttered design. 
•	 For example, basic gable and hip roofs are tra-

ditional and their use is encouraged.
•	 Flat roofs may be used to a limited extent on 

smaller, one-story structures. They shall not be 
used on large buildings or two-story elements.

•	 Avoid complex roof forms that call attention to 
the design or add unnecessary detail.

•	 Mansard roofs typically add more mass than 
other forms and are discouraged. A sloping 
roof “skirt” that conceals a flat roof is partic-
ularly out of character. Similarly, a gable roof 
that is “clipped” at the top adds unnecessary 
complexity to a design and should be avoided.

About the design guidelines, 
continued...

Note:
The maximum development standards 
in the Zoning Code (height, FAR, etc.) 
are not guaranteed by right and may 
be limited if they are not consistent 
with the character of the surroundings. 
The design guidelines shall be used in 
determining those conditions.
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How the Guidelines are Organized
The design guidelines are presented in a sequence that follows the City’s 
design review process. When proposing projects, applicants first should 
become familiar with the City’s design traditions and its goals for pres-
ervation of traditional character. Next, applicants must consult with the 
City’s planning staff and the City Forester to develop a preliminary site 
assessment. This will aid in understanding the resources of the site and 
issues need to be addressed. Based on these preliminary steps, applicants 
should then develop concept plans and complete a Design Concept re-
view. After this, a Final Details review is scheduled. Only after this final 
review can an application for a construction permit occur.

The first design guidelines section focuses on broad-scale design issues 
which should be used during the Design Concept review stage. This 
includes design principles which apply neighborhood-wide as well as 
design guidelines for forest character, site planning and for the mass and 
scale of a building.

The second design guidelines section focuses on specific building and site 
design issues which should be used during the Final Details study stage. 
These include design guidelines for architectural character, details and 
materials. Other general design guidelines, such as solar access, views, 
energy conservation and utilities are also included.

Part 1
Introductory
Material

Part 2
Concept Level 
Guidelines

Part 3
Final  Deta i ls 
Guidelines

Part 4
Appendices

Guidelines Organization
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Who Uses the Design Guidelines?
The design guidelines provide criteria for the design review process 
that applies throughout the city. As stipulated in Section 17.10.070 of the 
zoning code, all new construction and exterior repair and/or renovations 
to existing buildings within the city requires design approval. 

Property Owners
Property owners are strongly encouraged to use the guidelines in plan-
ning projects with their contractors and design professionals to assure 
that the results will comply with the City’s design guidelines. While 
the guidelines are written for use by the layperson, property owners 
are strongly encouraged to enlist the assistance of qualified design and 
planning professionals, particularly architects and landscape architects 
who are experienced working in the Carmel context. 

City Staff, Boards and Commissions
The guidelines also will be used by City staff, boards and commissions 
in determining compliance. In doing so, they consider how each project 
meets the design guidelines and promotes the goals set forth in the City’s 
General Plan, Local Coastal Plan and Zoning Code. 

Determining Compliance
Compliance with all relevant design guidelines is required. Each project 
must meet all relevant design guidelines. In doing so, there is an interac-
tion among the guidelines, in terms of the degree to which each is met. If 
the scope of work is only an alteration to the exterior wall of a building, 
with no expansion of footprint or site work, then guidelines related to 
landscaping would not apply.

The Role of Precedent
Note that previous projects do not imply precedent for approval of 
new work. Each project is unique with its distinct context. The design 
guidelines clarify how the City’s design objectives are interpreted for 
individual projects.

About the design guidelines, 
continued...

Related code section:
Design Review: CMC Section 17.58

Link: forthcoming...

Related code section:
Findings required:

CMC 17.58.060.B.3

Link: Forthcoming
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Design Review Tracks
The Design Review process is organized into separate tracks, which 
correspond to the scale of a project or its complexity.

Some projects may be approved at staff level while others may require 
comment and/or action by a board, committee or commission of the City. 
Submittal requirements vary accordingly. Consult with City Planning 
staff to determine the process for a specific project.

Related document:
“Design Review Submittal 
Requirements”

web link: placeholder

(More information about the Design Review tracks may be added, pend-
ing potential revisions to the process.)
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Step 1: Site Assessment

• Applicant submits an application for preliminary site assess-
ment.
• Planning and Forestry staff assess the site.
• The applicant uses the assessment in developing the project 
design.

Step 2: Concept Review

• Owner develops the Concept Design level information.
• City decision-makers review for compliance.
• When approved, applicant continues to Final Design.

Step 3: Final Review 

• Owner develops the Final Design, using the Final Details design 
guidelines.
• City decision-makers review for compliance.
• When approved, applicant applies for other city permits, in-
cluding building permit.

Gaining Project Approval
Each project shall follow a series of steps in order to assure that the pro-
posed work meets all the relevant design guidelines. Compliance review 
with relevant zoning code regulations occurs concurrently. Check with 
Planning Staff for specific submittal requirements.

➠
➠

Note:
CMC 17.10.010 (Purpose and 
Design Objectives) establishes the 
standards and requirements for 
development in the R-1 district. 
The Residential Design Guidelines 
implement these design objectives 
(CMC 17.060, Residential Design 
Guidelines).
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Factors that distinguish one 
neighborhood from another
Many characteristics of Carmel appear throughout the entire village 
bu some differences exist among neighborhoods. For example, most 
residential streets have a forested character but some streets near the 
Carmel Mission Basilica Museum are more open. Another example is 
along Scenic Road which has its own distinguishing features. These dis-
tinctions are important to address when crafting a design to fit in with 
the surrounding neighborhood. Some of the variables that may define 
different contexts are listed below. 

1. The amount of natural light available: This relates to the character of 
the tree canopy and street widths.

2. The extent of the tree canopy: Most streets have a sense of enclosure 
with a healthy tree canopy, but a few were planned to be more open, 
such as in the Carmel Mission area. 

3. Street widths: This influences where on-street parking occurs and how 
street edges are treated. Most have similar widths, but narrower ones 
exist and others are wider, such as along Junipero Avenue.

4. Variations in topography: This may be in the slope of a street itself or 
of lots, which may occur as “uphill” and “downhill” conditions. This 
influences the location of garages, how building forms may be stepped 
on a site and the way in which view opportunities exist.

5. Street layout: Most street are laid out in a grid pattern and not improved 
to their full widths resulting in informal street edges. A few actually are 
laid out with curves.

6. The different phases in which the City developed.
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Understanding “Context”
The Design Guidelines emphasize respecting context which includes 
those traditional characteristics that are valued by the community and 
occur at different scales of perception. These aspects of context  must be 
considered. They include:

1. The City
The defining characteristics of traditional Carmel as a whole are described
on page 19 and are fundamental parts of the context for any project.

2. The Neighborhood
The traditional character of an individual neighborhood is a part of the
context. A neighborhood may be loosely defined or it may have bound-
aries that are broadly understood. Some neighborhoods correspond to
the original sub-divisions as they developed over time. Others are de-
fined by shared features of topography and vegetation as well as their
resulting street patterns.

3. The Block
The traditional features of the block in which a site is located is also part
of the context. This includes the parcels along the same side of the street as 
that of the site itself.  Also considered are those lots behind with abutting
rear yards because these are often visible because of the city’s topogra-
phy. The block face across the street is also a part of the context at this
scale. The variation in building setbacks and the continuity of the forest
edge are some of the traditional features that are prominent at this scale.

4. The Site
Respecting the natural features of the site itself is an important part of
responding to context. Well-established native vegetation and the topog-
raphy itself are important to consider at this scale.
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Historic Development Patterns
Carmel’s character is a unique combination of physical, cultural and social forces. Many 
of the features people value date from visions of residents at the turn of the century 
and others result the natural setting and efforts by early settlers. This section presents 
a brief historical overview of Carmel that focuses on the way in which design and de-
velopment patterns emerged. It is adapted from the City’s Historic Context statement. 

Located on the Monterey Peninsu-
la, Carmel-by-the-Sea is generally 
bounded by the community of 
Pebble Beach, the Carmel River, the 
Pacific Ocean and Highway One. 
Resting at the base of two ranges 
of hills, the landscape has changed 
substantially since the arrival of the 
first settlers. 

First European Settlers
The first European settlers may 
have arrived in 1542, although 
the first officially reported date 
is 1602, when Juan Rodriguez 
Cabrillo recorded contact with the 
Costonoans, or coast people, who 
are presumed to be the first human 
inhabitants in the area.

The Mission
In 1771, the Mission San Carlos Bor-
romeo was established in Monterey 
and later moved to a more fertile 
area along the Carmel River.

This triggered growth in the sur-
rounding area. Cattle-ranching, 
farming, whaling and fishing 
industries began to flourish. By 
the mid-1800s, extractive mining 
industries appeared as well. 

Modest beginnings
Real estate development began in 
1888, when Santiago J. Duckworth 
purchased 324 acres of land from 
Honorea Escolle and filed the first 
subdivision map. In July of the 
same year, the sale of lots began. 
Commercial or business lots sold 
for $50, residential corner lots sold 
for $25 and residential inside lots 
sold for $20 or more. 

During the first few years of devel-
opment, Carmel progressed rapid-
ly. Then in the 1890s, the economy 
began to decline. This was due, in 

part, to the fact that the town was 
located too far from the end of the 
railroad. 

The Devendorf Era
In 1902, J. Franklin Devendorf, 
together with Frank Powers, took 
over the unsold lots from Duck-
worth. Powers then purchased 
most of the rest of the city lots from 
the Pacific Improvement Company. 
Devendorf became the city’s on-site 
manager and Powers provided le-
gal council and the much-needed 
capital.

An early photo of Carmel Beach, from Scenic Drive, shows some of the first houses 
developing along the southern edge.Note:

This section is new material.
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Devendorf wished to build com-
munities which were family-ori-
ented and enhanced the natural 
environment. 

A Boom Period
In the early 1900s, Carmel-by-the-
Sea experienced its second boom. 
By 1913 there were over 500 per-
manent residents and countless 
summer visitors. The influx of 
seasonal visitors was a direct re-
sult of the growth of the tourism 
industry. Another important factor 
was the popularity of the automo-
bile. This led to the paving of the 
Carmel-Monterey Highway in 1916 
and Ocean Avenue in 1922, making 
access more convenient.

Population increases led to im-
proved public service. Electricity 
may have arrived as early as 1894. 
In 1903, the Sunset Telephone 
Company and the Carmel Post 
Office were established. In 1905, 
water utilities were installed and 
gas followed in 1930.

Natural Features
Original natural features included 
a 15-acre area of sand dunes, and 
early photographs show the area 
west of Monte Verde had open 
meadows, some coastal scrub and 
a few trees. 

Native Forests
A pine forest stood in the roughly 
triangular section of land between 
the two ranges of hills. The pines 
that existed here had relatively 
short “life-spans” and because of 
their usefulness as firewood and 
limited reforestation efforts, their 
numbers quickly diminished. 
Other forested areas were found 
in natural canyons, such as on the 
flat area where Carmel sits and 
near water courses like the Carmel 
River. The Monterey Pines and Cy-
press are remnants of vast forests 
which at one time extended up and 
down the length of the coastline. 

The Street Layout
Devendorf had much respect for 
the natural environment, and 
he used this to modify the grid 
pattern on which the streets were 
laid, in order to emphasize natural 
features. Instead of cutting a tree 
down or altering a hillside, he 
would curve the road around it 
and establish “mini-parks” at the 
corners of many blocks.

Devendorf also encouraged the 
planting of trees. Often, when he 
sold a lot, he would give the owner 
a few new trees. This contributed 
to the forested image.

The grid used to organize the city 
is a key element in the way its 
character has developed. The roads 
were narrow and were laid in such 
a way that they curved and mean-
dered to follow the land’s natural 
topography. 

Assembling Lots
A common practice was to pur-
chase one lot along with some 
adjacent ones, and sometimes even 
adjust the entire lot line to fit the 
contours of the natural landscape. 

The Arts and Crafts Movement
After 1905, the strongest influence 
on residential architecture in Car-
mel was the influx of artists and 
writers, especially those of the Arts 
and Crafts Movement. Devendorf 
reported that by 1911, 60% of Car-
mel’s residents devoted their lives 
to the “aesthetic arts.” 

For these people, harmony with 
nature and unpretentious living 
were valued. This sense of modes-
ty in appearance was in character 
with the “blending in” of building 
in the community.
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One of Carmel’s early residences, on the corner of Guada-
lupe and 4th, was an example of a vernacular turn-of-the 
century cottage. It stood 1-1/2 stories tall, had a one story 
porch, faced the street and was simple in design.

Early Building Types
Carmel’s early residences varied in 
size, style, siting and the subordi-
nation of buildings to nature. His-
torically, homes were small, often 
no larger than one or one and one-
half stories. On the average they 
ranged from approximately 800 
to 1,500 square feet. Outbuildings 
such as garages were approximate-
ly 200 square feet. The construction 
method often used was wood 
frame, although many homes were 
constructed of rough cut stone. 
Occasionally, wood homes were 
set on high stone foundations. 
Wood siding treatments were either 
shingle, vertical board and batten 
or horizontal clapboards. Roofs 
were often gabled and covered 
with wood-shingles. 

As an expression of the philoso-
phy of the Craftsman movement, 
the Craftsman style became the 
most popular in Carmel from 1905 
through the early 1920s. 

The architectural styles that fol-
lowed were perhaps less influential 
than the Craftsman, although they 
did contribute to the city’s char-

acter. Revival styles of the 1920s 
and 1930s included Tudor Revival, 
English Revival, French Revival, 
Spanish and Italian Revival, Amer-
ican Colonial Revival, Monterey 
Revival and the Pueblo Revival. 
Among the most noteworthy to 
Carmel in this period was the de-
sign of “Storybook” cottages that 
drew upon references to “Cotswold 
houses.”

By the end of the 1930s, much of the 
character known as “old Carmel” 
was established, both in terms of 
the landscape and the building 
stock. The infill of parcels con-
tinued, however, with a number 
of “modern” houses appearing 
through the 1950s. 

Although different in character, 
these newer homes still remained 
sensitive to their context. A home 
designed by Frank Lloyd Wright, 
which sits atop an outcropping of 
brown basaltic lava on Abalone 
Point, is a good example of this. 
Although this site is not typical for 
most of Carmel, it does illustrate 
how a building can be subordinate 
to its site. 

During these decades of early de-
velopment, individual expression 
was tempered with careful con-
sideration of the setting and of the 
character of the city. The town that 
emerged is a unique expression of a 
community committed to a special 
physical character and a distinct 
cultural pattern as well.

References:
Archives of the Carmel Preserva-

tion Foundation.
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Historic Development Patterns, 
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A Sampling of Carmel Styles
Following are examples of some of the architectural styles seen in Carmel-by-the-Sea. These styles are fre-
quently cited in the City’s Inventory of Historic Resources. Most have features in common including the use 
of simple forms, natural materials and sloping roofs. Note that other styles not shown also can be found in 
the village. The purpose is to highlight key features that should be considered when designing in traditional 
styles and to acknowledge the diversity that exists, albeit within a range that fits with traditions.

Vernacular
•	 Simple rectangular form
•	 Hip or gable roof
•	 Little or no ornamental trim

Cotswold (“Storybook”)
•	 “Thatch” or staggered  shingle 

roof 
•	 Curved roof edge
•	 Multi-paned windows
•	 Half-doors
•	 Heavy timber trim
• 	 Decorative shutters

Tudor Revival
• 	 Stucco sided, half-timbered
•	 Steeply-pitched, asymmetrical 

roof
•	 Tall, narrow windows
•	 Prominent chimneys
•	 Decorative half-timbering

Craftsman
•	 Informal “L” or “U” shaped 

plans which enclose a patio
•	 Low-pitched, overhanging ga-

ble roofs
•	 Exposed beams, braces and 

rafter tails
•	 Occasionally stucco or shingle 

siding
• 	 Porch integrated into building

English Revival
•	 Sided with stucco, shake, board 

and batten or Carmel stone
• 	 At least one arched opening, 

typically at the front door 

Spanish Revival
•	 Stucco walls
•	 Tile roof
•	 Arched openings

ATTACHMENT 2

Page 172 of 498



Part One: Introductory Material			   [ 15 ]

• Carmel-by-the-Sea Residential  Design Guidel ines  •

A Sampling of Styles, continued

Monterey Revival
•	 Second story balcony across the 

facade
•	 Low-pitched gable roof
•	 Ceramic tile or wood roof

French Revival
•	 Hipped roofs
•	 Occasional turreted bays

Bay Region Modern
• 	 Low pitched gabled or shed 

roof
•	 Stained siding, usually Red-

wood
•	 Expansive windows
• 	 Exposed rafter ends
•	 Horizontal emphasis 

Minimal Traditional
• 	 Small, single-story
•	 Simple rectangular form
•	 Little detailing
• 	 Limited eave overhang
•	 Wood, brick and stone

Ranch
•	 Asymmetrical arrangement
•	 Low-pitched roof
•	 Moderate roof overhang
• 	 Decorative porch supports

Wrightian Organic
•	 Natural materials
•	 Extended roof forms
•	 Horizontal emphasis
•	 Stepped with topography
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The Expansion of Carmel

Chronology of 
Major Annexations

1888	 Bounded by Monterey 
Street, Junipero, 1st and Ocean 
Avenues; the original site of Carmel 
City.
 
1900	 Bounded by Monte Verde, 
N. San Antonio, 2nd and Ocean 
Avenues.

1902	 Bounded by Junipero Av-
enue, Monte Verde, 3rd and 12th 
Avenues; originally known as 
Carmel-by-the-Sea.

1908	 Bounded by Monte Verde, 
San Antonio, Ocean and Santa Lu-
cia. 

1908	 Bounded by Junipero, Mon-
te Verde, 3rd Avenue and a zigzag 
line beginning at the intersection of 
Monte Verde and 2nd and continu-
ing northeast in block increments 
to Alta Avenue (excluding the ten-
nis courts which were annexed in 
1956)

1910	 Bounded by Carpenter 
Street, Junipero, Ocean and 11th 
Avenue.

1910	 Bounded by San Antonio 
Avenue, Scenic Road, 8th Avenue 
and Santa Lucia Avenue

1911	 Paradise Park; triangular 
area bounded by Carpenter Street 
and 4th Avenue

1912	 Bounded by Mission Street, 
Casanova Street, 12th Avenue and 
Santa Lucia Avenue

1922	 Bounded by San Antonio, 
Del Mar, Ocean and 8th Avenues

1963-1975	 Various tracts along 
the southeastern edge of the city

Carmel City began in 1888 as a community of approximately 40 blocks. It more than 
doubled with annexation in 1900 of the Pescadero Canyon area and the original Carmel  
City. Other lands were added during the 1920s and 1930s until more than 200 blocks 
were included. The last major annexation occurred in 1967.

The major annexations of Carmel
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Defining Characteristics of Carmel
Carmel is known worldwide as a village that has charted its own course in providing 
a special livable environment for residents and visitors. This character results from 
a unique combination of its setting, the founder’s visions, decades of caring citizens 
and an ongoing commitment to a special way of life.

This section summarizes the traditional character of the residential areas of Carmel. It 
addresses the physical character of the village, drawing upon the traditions of building 
and site design that have been developing for more than one-hundred years. This ma-
terial informs the design guidelines that follow and will be used in interpreting them.

Multi-stemmed lower canopy trees that 
partially screen buildings, simple fences 
and garden plantings contribute to the 
design traditions of Carmel.

Carmel is a Village in a Forest with these features: 

Neighborhood 
Subdued: No one thing is attention-grabbing; a building fits within the 
context of its block, its neighborhood and the city at large. 

Exploratory: There is a sense of discovery along each street. One must 
experience a block in space and time, by moving along or through it. 

Historic: A rich mix of historic and other traditional buildings, represent-
ing a range of styles is found throughout the community. 

Note:
The information in this section shall 
be considered when determining 
how successfully a project responds 
to its context.

Note:
This section is new material.
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Architecture
Genuine: A sense of authenticity is conveyed through building materials 
and handcrafted design. 

In scale: Buildings are human-scaled in their forms, materials and details.

Crafted: Buildings are of high quality and durable. This also is expressed 
in design details of buildings. 

Diverse: There is variety in the range of building styles that fit in with 
the character of being a Village in the Forest by the Sea.

Nestled: Buildings fit in with and are subordinate to the forest setting.

Landscapes
Informal: Landscapes contribute to the forest character.

Walkable: Landscapes are pedestrian-scaled and enhance the public 
realm. 

Connected: Properties connect to the public right-of-way with landscape 
details that extend the forest character. They are not walled off. 

Meandering streets and the high canopy 
forest, in which the details of individual 
lots “unfold,” contribute to the design 
traditions of Carmel.

Defining Characteristics, of 
Carmel, continued...
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Favorite Streets and Their Features
Which are the favorite streets of Carmel? People like those with views to 
the ocean, other natural features and cultural landmarks. They also value 
tree-lined streets, especially “any street where a tree has to be bypassed,” 
and “any of those with a traditional residential character,” where a sense 
of an unfolding street scene occurs.

Key street features:
• 	 A sense of “discovery,” as the 

street scene unfolds
• 	 Trees everywhere; in the mid-

dle of the street; 
• 	 The canopy of trees
• 	 Landscaping in the public 

right-of-way along the edges 
of the pavement

• 	 Narrow, winding, walkable 
streets

A “quiet” street scene of:
• 	 No sidewalks
• 	 No street lights
• 	 No curbs
• 	 No stop lights
• 	 No bright lights with limited 

light spillover
• 	 Narrow or limited driveways 

subordinate to the overall 
street scene

• 	 Homes meld with the street.
• 	 Subdued, diverse architecture

Other favorite street features:
• 	 Open, rustic fences - in a variety 

of designs and materials
• 	 Individual gates that define 

entries to gardens
• 	 Low stone walls, often as site 

retaining structures - usually 
on the uphill side of a street or 
along cross streets

Favorite streets include those with 
irregular edges.

View along Scenic Drive

People value tree-lined streets, especially 
one where a tree has be to bypassed.

Defining Characteristics, of 
Carmel, continued...
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Siting Patterns
A variety of building setbacks and a sense that buildings are subordinate 
to a foreground of trees and other plants are key features of Carmel. The 
distances that buildings are set back from the street varies greatly, which 
contributes to the sense of open space and of buildings being located “in 
a forest.” The edge of the public right-of-way is planted, typically with 
ground covers and shrubs. 

Favorite patterns of site design:
•	 The edge of the public right-

of-way is planted, acting as a 
transition between the street 
and individual lot designs.

•	 Building setbacks vary.
•	 Houses are subordinate to the 

site.

•	 Larger homes are located on 
large lots; smaller homes on 
small lots.

• 	 Uphill and downhill patterns 
vary.

•	 Each building is sited in re-
sponse to natural and man-
made conditions.

The edge of the public right-of-way is 
planted, acting as a transition between 
the street and individual lot landscape 
designs.

Traditionally, houses appeared 
subordinate to their sites. Buildings are often hidden from the 

street, contributing to a sense of “living 
in a forest.”

Defining Characteristics, of 
Carmel, continued...
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Public Landscape Features
The canopy of upper story trees is a key feature in the “public” portion of 
the landscape. Earth and much as well as low-scale plants in the right-of-
way also are details. The informal design of drainage ways and natural 
rock borders at corners are also distinctive.

Features:
• 	 Upper canopy trees
• 	 Trees in the road
• 	 Streets used as walkways; no 

sidewalks
• 	 An informal street design
• 	 A minimal paving section for 

the roadway
• 	 Simple stone culverts in drain-

age ways

Natural rock borders contribute to the 
public landscape.

Upper canopy trees are favorite 
landscape features.

“Mini-parks” add variety to the street 
scene.

• 	 A sense of openness
• 	 Native plants
• 	 Mini-parks at corners and 

other locations where a spot 
of natural landscaping occurs

•	 Preservation of natural drain-
age channels within the pub-
lic landscape

Defining Characteristics, of 
Carmel, continued...
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Private Landscape Details
An informal character, emphasizing foliage over flowers is a part of the 
tradition, and the resulting sense of a “forest floor” is a key part of design 
traditions. Landscape details of individual lots include:

Basic features:
• 	 Intimate and individual gar-

dens
• 	 Predominantly “garden” plants 

and ground covers with a forest 
floor character; only limited 
areas of conventional grassy 
lawns

• 	 Enticing walkways through 
informal gardens to building 
entries

• 	 Gates, trellises, fences and walls 
are all unique.

Extensive planting of, and re-
spect for trees:
• 	 Upper canopy trees, typically 

Monterey Pines, establish a 
sense of scale.

• 	 Oaks and other multi-stem 
trees, in an lower canopy, soften 
views of homes.

• 	 Informal landscape designs, 
favoring trees and shrubs

Common elements:
• 	 Use of natural materials, in-

cluding wood and Carmel 
stone

• 	 Short stone walls
• 	 Rustic wood fences that pro-

vide scale, texture and interest
• 	 Hedges
• 	 Native, drought-tolerant plant 

materials
• 	 Hardscapes tend to be “rustic” 

in materials and layout.

Varying designs of gates, fences and 
walls are key features.

Oaks and other multi-stem trees, in an 
lower canopy, soften views of homes.

Rustic wood fences provide scale, texture 
and interest.

Defining Characteristics, of 
Carmel, continued...
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Building Form and Scale
Simple building shapes are a part of Carmel’s design traditions. Many 
structures are basic rectangular shapes. Even those with more complex 
plans have one primary rectangular mass, to which other subordinate 
elements are attached. 

Traditional building forms and 
scales:
• 	 A simple, primary building 

form
•	 Varied roof lines within a block; 

most are sloping, either hip or 
gabled

• 	 An understated building scale
• 	 Variations in one- and two-sto-

ry heights; traditionally one 
and one-and-one-half stories

• 	 Small garages in front that 
reduce the perceived scale of 
primary buildings and add 
interest to the street

• 	 A diversity of textures and 
details that provide a sense of 
human scale

• 	 Downhill buildings don’t ap-
pear as large as seen from the 
street. The mass falls away from 
the street.

Small garages in front reduce the 
perceived scale of primary buildings and 
add interest to the street.

Defining Characteristics, of 
Carmel, continued...

Varied roof lines

Low eave lines and dormers that are 
subordinate to the roof plane are typical 
features.
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Building Details
Diversity is seen in architectural materials and details, and yet, this diver-
sity lies within a relatively limited range. Building materials traditionally 
are “natural,” including wood and stone. Some wood is painted, while 
other is stained. Clapboard, shiplap, shingle and board-and-batten also 
are found. Architectural details are used with consistency on a building. 
Details from different styles are not mixed and most details are simple 
in character.

Architectural details include:
• 	 Natural materials, including 

wood and stone
• 	 Wood is either painted or 

stained.
• 	 The primary entrance may face 

the street, or may be indirectly 
visible.

• 	 Low eave lines
• 	 Architectural details are simple, 

integral to the building design.

• 	 Dormers are subordinate to the 
roof plane.

• 	 A limited palette of building 
materials occurs within a single 
building design.

• 	 A consistency of design oc-
curs throughout an individual 
building design.

A limited palette of building materials 
occurs within a single building design.

Architectural details are simple, and are 
integral to each building design.

Defining Characteristics, of 
Carmel, continued...
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Part Two: Design Concept Guidelines
Part Two contains guidelines for the design and review of 
concept plans and is divided into eleven (11) subsections. 
The guidelines focus on broad design considerations that 
relate to the organization of uses on a site, treatment of 
the urban forest and building massing. A primary con-
sideration is that a design be compatible with the design 
traditions of Carmel, including maintaining the urban 
forest character and promoting buildings in scale with 
their context while encouraging diversity in individual 
houses. Part Three follows which addresses Final Details 
Design including topics such as architectural details, ma-
terials and landscape design.
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1.0 Guiding Principles
These guiding principles for design apply throughout Carmel-by-the-Sea and set the stage for the more de-
tailed Design Guidelines that follow. All improvement projects shall comply with these principles:

1. 	 Restore and enhance the forest in all improvement  projects: private, public, and otherwise.
•	 Plan all landscapes in both the public and private realms to sustain the Village in a Forest. 
•	 Restore areas that are in need. 

2. 	 Subordinate every built structure to the character of the forest, natural environment, and to 
the natural features of its own site.
•	 The compatibility of many buildings also is improved with more forest-like front yards.
•	 Provide layers of landscaping (varying plant and tree heights) between the street and each home.
•	 Use drought-tolerant plants and fire-resistant materials while continuing to convey the forest char-

acter.

3. 	 Keep every built structure modest and simple.
•	 Design buildings and landscapes to be human-scaled and fit in with their surroundings.
•	 Avoid repetition in building designs and site features. 
•	 Express individuality in subtle ways while respecting surroundings.

4. 	 Retain and build upon Carmel’s official architectural heritage.
•	 Preserve recognized historic resources
•	 Also conserve other traditional buildings that convey Carmel’s design traditions.

5.	 Fit every built structure within its neighborhood context. 
•	 “Remember your neighbors” is an important concept.
•	 Key design factors include: 

•	 Building size (height and width) 
•	 Building form and proportion 
•	 Percentage of solid-to-void (ratio of walls to windows)t 
•	 Building materials 
•	 Roof form 
•	 Color 
•	 Fit with the topography
•	 Landscaping
•	 Lighting 

6. 	 Design every property with authentic and consistent details.
•	 Convey excellence in their materials and execution. 
•	 Add value with well-crafted work that is visible to the community.
•	 Promote the use of natural materials.
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Neighborhood-wide Guidelines (Concept Level)

2.0 Site Assessment
Each site is part of a larger neighborhood and it should contribute to 
its character. Important aspects include the forest and open spaces, the 
character of the street edge, the massing, arrangement, and materials 
used in other homes and topography, access and views.

2.1	 Conduct a preliminary site assessment.
Each site is unique and has its own opportunities and challenges. There-
fore, the first step in developing a plan for a project is to assess the neigh-
borhood context and the resources and constraints of the site. A survey 
showing existing conditions on the site and in the immediate vicinity 
must be prepared by a licensed surveyor or engineer. This site survey 
will show topography, drainage features, existing trees and structures, 
the edge of the street and other features useful in developing a design 
concept for the project. 

This plan must be reviewed in the field by the City Forester and a City 
Planner. During this field review, qualitative assessments will be made 
regarding the health and importance of each tree, whether above-or 
below-ground areas should be avoided and whether specific existing 
structures may qualify for incentives offered to preserve traditional or 
historic buildings. Observations about the neighborhood design context, 
street and right-of-way character, views, privacy, historical evaluation, 
nonconformity, etc. must be noted as well. 

The first step in developing a plan for a project is to assess the context of the 
neighborhood as well as the resources and constraints of the site.

Topics in this section:
2.0 	Site Assessment
3.0	 Preserving the Forest 

Character
4.0	 Preserving Historic Resources
5.0	 Neighborhood Street Character 

Guidelines

Related guiding principles 
(page xx):

#1. Restore and enhance the forest...
#2. Subordinate structures to the 

forest...
#4. Retain heritage...

Related document:

“Site Assessment Application:

Web link:
..........
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3.0 Preserving the Forest Character
The urban forest is one of the most significant and remarkable charac-
teristics of the community. In most neighborhoods, the forest contains 
a combination of upper canopy trees and a lower story of smaller trees. 
Many are Monterey Pine, while the lower canopy trees include a mix 
of multi-stem varieties, often Coast live oak. Some neighborhoods have 
Monterey cypress or redwoods. Protection of existing healthy trees must 
be among the highest priorities in any project. Trees that are especially 
significant due to their size, character, location or species shall be iden-
tified through consultations with the City Forester at the beginning of 
a project. 

Each site should contribute to the urban 
forest by saving significant trees and 
planting new ones that are consistent 
with the context.

The forest landscape is prevalent along 
the road edge in most neighborhoods 
and overhangs most streets to create the 
appearance of a forested lane .

Related guiding principles 
(page xx):

#1. Restore the forest...
#2. Subordinate structures to the 

forest...
#5. Fit with context...

Site evaluation: Identify significant trees to be protected.

Existing 
significant 
trees

Existing 
significant
trees

Appropriate: Significant trees preserved

Significant 
trees 
preserved

Inappropriate: Trees removed and heavily pruned

Significant 
trees removed 
and damaged
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Lower canopy trees have a subordinate scale to upper canopy trees. They 
often have multiple trunks useful for screening and softening  building 
mass. Established, healthy lower canopy trees should be preserved. In 
sites lacking sufficient trees, new ones should  be planted in consultation 
with the City Forester to supplement the urban forest.

Buildings and other site structures shall be located to minimize the 
removal, pruning, or damage to existing healthy mature trees, on and 
adjacent to the site. The “Preliminary Site Assessment” tree survey should 
be consulted when designing and locating new structures and additions 
to determine which trees are significant and should be protected. When 
new trees are planted they should be selected to enhance the forest char-
acter of the neighborhood.

Objectives for this section are:
• To maintain and enhance the urban forest as a distinctive feature of

Carmel
• To maintain continuity of basic landscape elements throughout each

neighborhood
• To maintain the traditional forest character which includes a mix of

upper canopy and lower canopy trees
• To filter views of houses with lower story trees and reduce per-

ceived 	building scale or prominence from the street
• To preserve established trees that contribute to the forest character

of the neighborhood
• To promote planting of new trees that will contribute to the urban

forest character

Note:
See the City Forester to determine the condition and significance of existing 
trees.

The Forest and Beach Commission will comment on the effects any proposed 
work will have on significant trees during project review.

The City also has regulations that establish tree replacement ratios and 
suggests trees species. Note that these ratios may be adjusted by the City 
Forester based on individual site conditions.

Existing significant upper canopy trees 
shall be preserved as  neighborhood 
assets.

Related documents:

Forthcoming landscape ordinance

An objective is to filter views with lower 
story trees.

Related documents:

Forthcoming landscape ordinance

Related documents:

Forthcoming landscape ordinance
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Key principles:
• Identify the forest character of the neighborhood before developing

a site design.
• Preserve established healthy trees.
• Plant new trees to supplement the urban forest.
• Provide a compatible landscape setting to reinforce the forest char-

acter.

3.1	 Existing healthy upper canopy and lower canopy trees shall 
be preserved.
• First, consult with the City Forester to evaluate existing trees

on and immediately adjacent to the project site including the 
right-of-way for their significance and condition.

• Protect trees during construction as provided in the Land Use
Code and by planning access and site development around
trees.

• Trees in the right-of-way shall not be removed to provide park-
ing spaces.

• Position building masses and roof forms to avoid cutting into
the canopy of  established trees. (See also the following section
on site design.)

3.2	 Locate new construction to minimize impacts on established 
trees.
• Foundations for buildings and walls shall be set back a suffi-

cient distance from the base of any tree to adequately protect
tree roots. See the Land Use Code for specific requirements.

• Avoid pruning to tree limbs and canopies.
• Adequate open space shall be provided on each building site

to retain, and plant anew when necessary, upper and lower
canopy trees at spacings to allow for growth to maturity.

• Excavation shall be in areas that minimize the impact on trees
and their root structures.

3.3	 Protect root systems of all trees to be preserved.
• Plan excavation work to avoid root systems of all trees on site

and adjacent to the site including trees on abutting properties 
and in the right-of-way.

•	 Avoid excavations that would cut into the root zone or drip-line
of any healthy mature tree.

• Plan curb cuts, paving and drainage systems to maintain air
transport and water percolation to root systems.

• Grades should not be raised or lowered around tree roots.

Excavation work shall be planned to 
avoid significant impacts to root systems. 
As shown here, cutting into major 
roots systems without City approval 
will weaken or even kill a tree and is 
unlawful.

Trees in the right-of-way shall not be 
removed.

Related document:
City Forester’s design standards, 
including excavation and protection 
of tree roots

Link: xxxxxxx
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3.4	 Maintain and enhance the forested image of the site.
• Plant new trees to reinforce the urban forest character.
• A mix of upper and lower canopy trees shall be used, as deter-

mined by the City Forester.
• Select trees that are characteristic of the neighborhood context.

Maintain a forested image on a site.

Maintain established lower canopy trees 
that provide character and screening.

Avoid excavations or foundations that 
would cut into the root zone or drip-line 
around any significant tree. 

Plant new trees to reinforce the urban 
forest character. 

3.0 Preserving the Forest 
Character, continued...

Trees in the right-of-way shall not be 
removed to provide parking spaces.

Select trees characteristic of the 
neighborhood.
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Right-of-way character
In many neighborhoods, the edges of the public right-of-way are un-
paved. In early years, they also are unplanted with only packed earth and 
pine needles. In other areas, the right-of-way is planted with indigenous 
species that convey a forest appearance. Both approaches contribute to 
the urban forest. This forest character of the right-of-way is an important 
feature that varies with each neighborhood and should be perpetuated. 

Carmel’s streets are designed for walking. On most streets, pedestrians 
share the lanes with motorists. This contributes to the quiet, informal 
character of the street and should be continued. 

3.5	 Maintain or enhance the informal, vegetated, open space 
character of the right-of-way.
• Use simple planting plans.
• Emphasize, drought tolerant native plants.
• Adding paving, gravel, boulders, logs, timbers, planters or

other above-ground encroachments is prohibited.

3.6	 Maintain trees and naturalized vegetation in the right-of-
way and the periphery of the site.
• Exceptions may be necessary to provide safe access.
• Preserving vegetation around a site can contribute to the forest

character of the street and help screen buildings.
• Trees with canopies that arch over the street are particularly

important.

Trees that abound in the public right-of-way and the periphery of the site shall be 
maintained.

The informal, vegetated, character of 
open space in the right-of-way shall be 
maintained.

Maintain and enhance the informal, 
vegetated, open space character of the 
right-of-way.

Related code section:
See CMC 17.34.070.B.4

Link: xxxxxxx

Use simple planting plans.
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Parking in the right-of-way
Parking has become an increased use in the right-of-way. This threatens 
the character of the street although it meets a functional need.  Street 
parking must be balanced with maintaining a forest edge. Parking in 
the right-of-way is public parking and shall only occur in a manner that 
maintains the informal, open space character.

With the exception of driveways, adding new paving in the right-of-way 
is prohibited. When excess paving already exists in the adjacent right-
of-way, this and other non-conforming materials shall be removed. The 
right-of-way may be used for parking but should not present a hard-sur-
face appearance or impermeable barrier to water. 

3.7	 Where a parking area in the right-of-way is to be defined, 
use a design that will reinforce the forest image.
• Natural soil, shredded bark and wood chips are appropriate

surface materials. Gravel and other “hardened” surfaces are
prohibited.

• Separate an existing parking space in the right-of-way from
any driveway with plantings.

Parking

Planting
Separate a parking space in the right-of-
way from any driveway with plantings.

Where a parking area in the right-of-way 
is to be defined, use an informal unpaved  
design that will reinforce the forest 
image.

3.0 Preserving the Forest 
Character, continued...

Related code section:
See xxxx

Soil, shredded bark and wood chips are appropriate surface materials.
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4.0	 Preserving Historic Resources
Historic resources are identified in the City’s Historic Resources Invento-
ry. They meet established criteria for historic significance. Other buildings 
also may be valued because they contribute to the traditional character 
of the community even though they may not meet criteria for listing as 
historic resources. They also merit conservation.

4.1	 Preserve historic resources.
• Note that additional guidelines related to historic resources are

adopted separately by the City and apply to properties recog-
nized as having historic significance. See Chapter 17.32 of the
Municipal Code and the City’s Historic Context Statement.

4.2   Conserve other properties that convey Carmel’s design tra-
ditions.
• Note that some flexibility with some zoning standards may be

available to encourage reuse of existing buildings.

Related guiding principles 
(see p.xx):

# 2. Subordinate structures to the 
forest...
#3. Keep structures modest...
#4. Retain heritage...

Related document:
“Historic Resources Inventory”

Web link: xxxxxxx

Preserve historic resources.
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5.0 Neighborhood Street Character 
Guidelines
Informal residential streets in Carmel is one a distinctive design tradition 
which should be maintained. Designers for private and public projects 
should respect the established street character along a block face and 
blend any proposed right-of-way changes into this context.

Objectives for this section are:
•	 To maintain the informal, meandering character of residential streets
•	 To retain a minimal width of paving in the street
•	 To maintain a rustic character of street drainage systems

Street layout/grid
Streets are laid out in a rectilinear grid in most of the town. Exception  
occur in steep canyons where roads meander along the contours of the 
slopes. This traditional layout  contributes to the character of the com-
munity and must be maintained. The traditional narrow width of the 
paved travel lanes also should be maintained. 

5.1	 Maintain the traditional street layout.
•	 Where it exists, the grid system shall be maintained.
•	 Those streets that are laid out to follow contours and avoid 

significant trees or land forms also shall be maintained as such.

Street edges, curbs and gutters
While the street grid is well-established, in most neighborhoods it ap-
pears more like a series of meandering forest roads. This is a result of the 
informal edge of paving, in combination with the native plantings, trees 
and the unpaved portions of the right-of-way. This ragged, meandering 
character of the street edge shall be preserved. 

The design of a street edge should be sensitive to the neighborhood-con-
text. Although most street edges are informal, this varies from place 
to place throughout Carmel. These guidelines require that during the 
preliminary site assessment for each project, the characteristics of the 
street edge shall be identified. This established character should then be 
perpetuated, or enhanced, in the proposed design. Projects should “fit in” 
and not introduce new elements that are foreign to an established pattern.

The informal image of the residential 
streets in Carmel is one of the most 
distinctive features of its design 
traditions.

Related guiding principles 
(see p.xx):

#1. Restore and enhance  the 
forest...

#2. Subordinate structures to the 
forest...
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5.2	 Maintain existing patterns of street edge design and paving.
• Adding new pavement or other hardscape at the edge that

would widen the street or create a parking space is prohibited.
• Maintain an informal unpaved and/or landscaped edge where

it exists.

In most neighborhoods, drainage follows street grades and then is col-
lected in open gutters. These typically are lined with local rock. This 
detail contributes to the forest road character and must be continued.

5.3	 Maintain the existing character of street gutters in each 
neighborhood.
• A rolled curb made of asphalt is typical of most neighborhoods.
• Where more formal gutters are used, they should be faced with

rock.
• A plain concrete curb is inappropriate in all neighborhoods.

Maintain the existing character of street 
gutters in each neighborhood.

Maintain an informal unpaved and/or 
landscaped edge where it exists.

Where more formal gutters are used, 
they should be faced with rock.

5.0 Neighborhood Street Character 
Guidelines, continued...

Maintain an informal unpaved and/or 
landscaped edge where it exists.

The design of a street edge should be 
sensitive to the neighborhood-context.
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Site Planning Guidelines (Concept Level)

These guidelines address placement of a building on a site 
and the organization of open space and landscaped areas.

Site plan designs should relate to and take advantage of 
the site’s topography and slope, as well as, its trees and 
other vegetation. Designs should recognize the constraints 
of the land and work within these limitations, rather than 
ignore them or override them.

Objectives of the Site Planning Guidelines are:

•	To ensure that landscape improvements are included in all projects
• To promote building placement that will protect trees and their root 

systems
• To promote variety in the way buildings are set back along each street
• To position buildings to frame open space
• To protect privacy, views and access to natural light for neighbors

6.0 Working with Topography
 
The natural slopes of each residential neighborhood are important fea-
tures. They  should be maintained. The manner in which a site is excavated 
for a building foundation and the way in which grades are treated are 
therefore important considerations.

Objectives for this section are:
•	 To maintain the natural topography
•	 To preserve natural slopes, avoid significant exposed cuts or fills and 

protect trees
•	 To promote grading that retains water on site, enhances percolation 

into soils, and prevents runoff onto adjacent properties
•	 To promote the use of natural slopes and stepped floor plans in 

building design so that houses hug the land. 

Maintaining natural topography must be balanced with minimizing the 
mass and scale of a building. This can be achieved by locating some floor 
area partially or fully below grade. In such a situation, more extensive 
excavation may be necessary. 

Related guiding principles 
(Page xx):

#1. Restore the forest...
#2. Subordinate structures to the 
forest...
#3. Keep structures modest...
#5. Fit with context

Where construction is necessary on a 
steep slope, step the foundation and 
building forms to follow the contours or 
locate the long axis of a building to lie 
parallel with natural contours.

Design topics in this 
section:
6.0 	Working with Topography
7.0	 Open Space, Site Coverage 
	 and Setbacks
8.0	 Privacy and Views
9.0	 Parking and Access
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Another objective is to preserve significant trees.  Minimizing a building 
footprint can provide more room for trees, but if excavation is includ-
ed, it can impact existing root systems. Conversely, if a basement and/
or two-story design is not used, floor area is distributed over a larger 
footprint. Excavation may be shallower but more widespread and root 
systems may still be affected. 

The objectives to preserve topography and trees must be considered on a 
case-by-case basis. A preliminary site assessment should guide the basic 
form of the building. The location of trees and root systems on and near 
the site will determine whether it is most appropriate to use a compact 
building footprint and include excavated living spaces or to use a broader 
footprint with minimal excavation. 

Topography and slopes
6.1	 Minimize construction on steep slopes. 

•	 Construction on steep slopes should be avoided.
•	 Use a compact building footprint.

6.2	 Minimize excavation and fill on a site.
•	 The site design should follow the natural contours of the site. 

Where construction is necessary on a steep slope, step the foun-
dation and building forms to follow the contours or locate the 
long axis of a building to lie parallel with natural contours.

•	 Excavation shall maintain existing topography to the greatest 
extent feasible. Grading or excavation shall not extend beyond 
the proposed building footprint.

6.3	 Minimize the visual impacts of retaining walls, garden walls 
and other foundation structures.
•	 Use a stepped building foundation that follows site contours.
•	 Avoid extensive areas of cantilevered floors especially above a 

cut area.
•	 Avoid the creation of tall, unused underfloor areas that add to 

building mass. 

6.4	 Avoid abrupt changes in grade on the site and between 
adjoining properties.
•	 Incorporate sloped, planted areas to create a smooth grade 

transition. 
•	 Avoid tall retaining walls, terracing or revetments that will be 

visible from the public way. When such transitions are unavoid-
able, multiple landscaped terraces are preferred.

Discouraged: This structure rises above 
the slope, which increases its mass.

Discouraged: Extensive excavation 
and exposed cuts impact tree roots and 
disturb natural contours.

Preferred:  This structure works with the 
natural contours of the site and avoids 
tree roots.

6.0 Working with Topography, 
continued...

Related code section:
See xxxx

Link: xxxxx
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Site drainage (Stormwater management & Low Impact 
Development)
Stormwater management addresses the conveyance and treatment of 
rainfall and other water entering a site. Low Impact Development (LID) is 
a specific strategy to address stormwater in a way that closely mimics the 
natural, pre-development, hydrologic system. The guidelines below are 
intended to complement landscaping requirements in the City’s Zoning 
Ordinance by promoting the use of low-impact development principles 
to meet those requirements while also providing site amenities that help 
enhance community image.

6.5	 Design on-site stormwater retention as a landscape amenity.
•	 Using rain gardens to retain water, for example, is preferred.
•	 Direct stormwater to landscaping on site.
• 	 Include a retention area as part of the open space scheme.
•	 Consider incorporating a green roof to help a development 

integrate into a forested area while also helping to address 
stormwater impacts.

•	 Stormwater control devices that do not appear natural in char-
acter are inappropriate.

6.6	 Maintain pre-development hydrologic features to minimize 
stormwater impacts.
•	 Incorporate a natural drainage way as an amenity into the site 

plan.
•	 Avoid altering or obscuring natural drainage ways.

6.7	 Incorporate Low Impact Development (LID) principles to 
address stormwater as close to the source as possible.

	 Appropriate LID management systems include:
•	 Permeable surfaces and paving systems
•	 Bioretention and other planted drainage areas

6.8 	 Incorporate stormwater management systems to enhance 
water quality. Use management systems that:
•	 Infiltrate stormwater into the ground to mimic the natural water 

cycle.
•	 Remove pollutants from stormwater through uptake by plants 

and trees in rain gardens.
•	 Provide flows through vegetative buffers to remove nutrients 

and pollutants.

Minimize the visual impacts of retaining 
walls and other foundation structures as 
seen from the public way.

Related code section:
SOG 17-07
CMC 15.18

Links: xxxxxxxxx

Using rain gardens to retain water is 
preferred.
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7.0 Open Space, Site Coverage and 
Setbacks
Open space should be coordinated with the design of structures on site 
and also with adjacent sites to enhance the parklike environment of the 
city. Open space should be distributed around a building to provide a 
visual separation from adjacent structures on abutting sites and avoid 
the appearance of crowding.

Landscaped open space can help enhance the urban forest, especially 
when coordinated with neighboring yards and roadside landscaping. 
Open space is a community resource and some front yard open space 
on each site should remain visible from the street to enhance the open 
character of the neighborhood at large.

Objectives for this section are:
• To preserve open space including landscaped areas as an amenity

on properties
• To establish an open space setting for each building that is consistent

with the neighborhood context
• To encourage coordinating open space with adjoining properties
• To encourage a visual flow of open space from each site into the right

of way
• To maintain the “forest foreground” image along the front of a prop-

erty
• To maintain a sense of discovery along the street by maintaining an

informal roadway edge and diversity in front setbacks
• To provide filtered views into properties

Preferred: Open space is organized to have a positive effect. Discouraged: Open space is simply “left over” ground 
within required setbacks with limited positive effect.

Related guiding principles 
(page xx):

#1. Preserve and enhance the 
forest...
#2. Subordinate structures to the 
forest...
#5. Fit with context...

Note:
The preliminary site assessment 
shall be used to identify important 
open space features of the site 
and neighborhood that must be 
retained or enhanced.
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Landscaping
A landscape plan shall be designed to maintain forest character.

7.1 Landscaping must be included in a project that involves a 
new building or substantial alteration.
•	 At the Concept Level, a landscape plan should identify areas 

where low-scale plants will be located, along with shrubbery 
and trees.

•	 Specific planting plans will be reviewed at the Final Design 
stage.

7.2 A landscape design shall have an informal planting arrange-
ment .

•	 Native and drought-tolerant species shall be predominant.
•	 Best practices in planning for fire mitigation should be applied 

while also maintaining forest character.

7.3	 A significant portion of each site should remain as land-
scaped open space. 
•	 Minimize the amount of hard surfaces in order to maintain a 

sense of open space and provide space for planting.
•	 See the Carmel Municipal Code for a table which establishes 

maximum limits for site coverage. (See link to the right.)

Related code section:
Landscape ordinance reference

Link: xxxxx

Related code section:
CMC reference

Link: xxxxxx

A landscape design shall have an 
informal planting arrangement .

A landscape plan should identify areas 
where low-scale plants will be located, 
along with shrubbery and trees.

A significant portion of each site should remain as landscaped open space. 
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Progression of spaces
A progression of spaces exists from the street edge to the front of a  
building on most sites. This progression helps define the character of 
each neighborhood and should be reinforced in new projects. Sometimes 
a low fence or stone wall at the property line is included and a narrow 
walkway leads from the street through a front garden to a porch or stoop 
at a front or side entry.

7.4	 Use a progression of spaces from the street edge to a build-
ing in the design of open space to reinforce neighborhood 
patterns.
• Provide an informal, planted edge in the right-of-way to help

a site blend in with neighboring properties.
• Locate plantings to filter views into a property.
• A walkway from the property line to the house should be in-

formal in appearance and if feasible, should be separate from
any driveway paving.

• A fence, wall or hedge may be used to define the front property
line when this is characteristic of the neighborhood.

7.0 Open Space, Site Coverage and 
Setbacks continued...

In some neighborhoods, the progression of spaces is layered and may include a right-
of-way with informal plantings of native trees and undergrowth, a low fence or stone 
wall at the property line and a narrow walkway leading from the street through a 
front garden to a porch or stoop at a front or side entry.

A walkway from the property line to the 
house should be informal in appearance.

A fence, wall or hedge may be used to 
define the front property line when this is 
characteristic of the neighborhood.

Provide an informal, planted edge in the 
right-of-way to help a site blend in with 
neighboring properties.
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Front setbacks
A unique feature in Carmel is the variation in front setbacks along a street. 
This contributes to the sense of diversity and variety that is experienced. 
This tradition should be continued.

7.5	 Provide variety in building setbacks along a street.
•	 Place the front of a new building or forward addition to be 

offset from that of abutting neighbors.
•	 Avoid a sense of uniform alignment of buildings along the 

street. This applies to primary and secondary structures.

7.6	 Stagger front setbacks to frame outdoor spaces and provide 
variety in the arrangement of buildings and open spaces 
along the street.
•	 Stagger setbacks to protect significant trees.
•	 Avoid aligning a building front with those of adjacent prop-

erties, unless doing so would result in a visual aggregation of 
open space and save significant trees.

Side yard setbacks 
More open space should be provided along side yards when buildings 
on adjacent properties are located close to the joint property line. This is 
particularly important when two-story structures are involved. A design 
should avoid creating a “tunnel” or narrow corridor between buildings 
on adjacent sites.

7.7	 Locate open space such that it visually links with that of 
adjacent properties.
•	 Combine open spaces to increase their apparent size.

7.8	 Provide variety in side yard setbacks along the block.
•	 Stagger setbacks with adjacent properties to avoid a “canyon 

effect.”
•	 Refer to the Carmel Municipal Code for setback regulations.

Preferred: Combining driveways may 
help reduce site coverage.

Preferred: Stagger front setbacks to frame 
outdoor spaces and provide variety in 
the arrangement of open spaces along the 
street.  
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Detached garage encroachment
In some situations, the City may determine that a detached garage may 
encroach into the front setback. This is in the interest of benefiting the 
community by relieving on-street parking pressure. This is a special 
condition that is not “by-right.” When it is permitted, the result should 
minimize visual impacts and contribute to the sense of continuity of 
the forest edge along the street. Each condition is unique and must be 
evaluated on a case-by-case basis. These basic criteria shall apply to all 
encroachment situations:

7.9 	 Variety in building setbacks shall be maintained along the 
street.
•	 The front of the garage should not align with the front wall of 

a building on an abutting property.
•	 The garage shall not cause safety or traffic issues.

7.10 	The driveway should be at grade.
•	 Avoid cuts in the driveway slope. 
•	 Avoid creating a retaining wall perpendicular to the street.
•	 The intent is to maintain continuity of the forest floor.

7.11 	The garage shall be small in scale.
•	 Only a one-story building is appropriate.
•	 The elevation of the top wall plate may be no taller than the 

height of the first floor plate of the main house. 
•	 Only a one-car garage is appropriate.
•	 A two-car garage in the front setback is inappropriate.

7.12 	The garage shall be subdued in character.
•	 The building shall have a simple, rectilinear form.
•	 Contrasting materials or colors are inappropriate.

7.0 Open Space, Site Coverage and 
Setbacks continued...

In this sketch, a garage is permitted to encroach into the front setback.

Only a one-story building is appropriate 
for a garage that is permitted to encroach 
into the front setback.
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8.0 Privacy and Views
Neighborhoods originally developed at relatively low densities and the 
amount of planted open space was extensive. Most blocks evolved with a 
reasonable degree of privacy for individual houses. Retaining this sense 
of privacy, in spite of higher densities, is important.

Objectives for this section are:
•	 To maintain privacy of indoor and outdoor spaces in a neighborhood
•	 To balance and share view opportunities to natural features and 

landmarks
	
Privacy
8.1	 Organize functions on a site to preserve reasonable privacy 

for adjacent properties.
•	 Position a building to screen active areas of adjacent properties.
•	 Locate windows and balconies such that they avoid overlooking 

active indoor and outdoor use areas of adjacent properties.
•	 Preserve significant trees that screen views into adjacent prop-

erties.
•	 Screen patios and terraces.

Views
Views to natural features and landmarks are key features of Carmel’s 
design traditions. Important views occur to the ocean, canyons, and along 
streets. This includes views from public ways as well as those through 
properties. Note that the desire to maximize view opportunities from 
one’s own property must be balanced with respecting views of others. 
The preliminary site analysis should identify view opportunities as well 
as existing views enjoyed by others.

Designs should protect and preserve the light, air and open space of sur-
rounding properties, when considered cumulatively with other buildings 
in the neighborhood. Incorporating tall or bulky building elements near 
the property line of an adjoining site should be avoided.

Inappropriate: Overlooking active 
outdoor areas on adjacent properties.

Related guiding principles 
(page xx):

#1. Restore the forest...
#2. Subordinate structures to the 
forest...
#3. Keep structures modest...

Related code section:
Link to PSA section
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8.2	 Maintain shared view opportunities to natural features that 
lie outside the property.
•	 Consider locating key building functions to make use of views.
•	 Also locate buildings so they will not substantially block views 

enjoyed by others.

8.3	 Maintain shared views through a property to natural fea-
tures when feasible.
•	 Locate major building masses to maintain views through the 

site from other properties.
•	 Keep the mass of a building low in order to maintain views 

over the structure.
•	 Use a compact building footprint to maintain views along the 

sides of a property.
•	 Step a building to follow the slope of a site.

Maintain view opportunities from a site to natural features outside the property.

8.0 Privacy and Views,  continued...

Note:
Remember that trees are part of 
the view and that views are often 
filtered or transitory because 
of the urban forest. City policy 
prohibits trimming trees for 
views.

Maintain shared views through a 
property to natural features when 
feasible.

Keep the mass of a building low in order 
to maintain views over the structure.
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Inappropriate: Elevating a site or cropping trees to maximize views.

Proposed
building

New fill to elevate a structure 
to maximize views

Tree cropped 
to open up
view

V I E W

Appropriate: A new building is sited to maintain views from existing houses.

Proposed 
house

Note:
See also “Working with 
Typography”, pages xx.
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9.0 Parking and Access
Traditionally, parking was a subordinate element in Carmel’s residen-
tial neighborhoods, both on an individual parcel and along the street. 
Today, providing access for an automobile on a site is often a necessity, 
and doing so is encouraged, as a means of reducing on-street parking 
pressures. Nonetheless, it should remain subordinate to the overall 
character of the site.

Usually a garage or carport was detached. The wide variety of garage 
positions contributed to the diversity of the street scene: Many were 
located at the front property line, while others were sited in the rear. In 
later years, the garage was often attached, but remained subordinate to 
the main mass of the house. These traditions should be continued.

In some cases, owners positioned their garages uphill, away from down-
hill views to the ocean. When locating a garage, consider view impacts, 
the relationship to open space on the lot, and the relationship to that of 
neighboring properties.

Objectives for this section are:
•	 To minimize visual impacts of cars on a site
•	 To minimize the extent of hard, impervious surfaces
•	 To avoid garages and carports that dominate the site and building

9.1	 Facilities for parking shall not dominate the design of the 
house or site.
•	 Garages and carports that are subordinate design elements are 

appropriate.
•	 Garages that are not visible from the street are appropriate.
•	 Garages integrated into the building design are appropriate.
•	 Keep the mass of a garage or carport subordinate to that of the 

house.
•	 On smaller lots, with a garage visible from the street, provide 

a single, one-car garage door.
•	 Avoid moving established driveways if trees or significant 

vegetation would be impacted.

9.2 	 Parking facilities that maintain or enhance variety along 
the street edge are appropriate.
•	 A detached garage or carport may be used.

Related guiding principles 
(page xx):

#1. Restore the forest...
#2. Subordinate structures to the 
forest...
#3. Keep structures modest...
#5. Fit with context...

In limited circumstances a garage may 
be located under a structure when the 
visual impacts will be minimized. This 
garage is clearly subordinate to the main 
building mass.

Consider using a carport for variety.

Note:

For criteria related to garage 
encroachment, see:

xxxxxxx
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Driveway design
9.3	 Minimize the amount of paved surface area of a driveway.

•	 Consider using paving strips, or “tire tracks,” for a driveway. 
This is especially appropriate for a long drive that runs to the 
rear of a property.

•	 Except for corner sites with a “through driveway,” only one curb 
cut and one driveway should be provided for a site. Sharing a 
driveway with an adjacent property is an alternative that also 
should be considered.

•	 Avoid large expanses of paving for vehicles visible from the 
street.

9.4	 Separate a driveway from a front walkway to reduce the 
visual impacts of paved surfaces.
•	 Install plant materials to separate a walk from a driveway.

9.5		 Limit cut and fill for a driveway.
•	 A garage located partially below a grade shall not result in a 

three-story wall exposed to the street.		    

Preferred

The walkway and drive are 
separated, reducing the apparent 
amount of paved area.

Discouraged

A walkway and drive are 
combined, increasing the 
apparent size of paved area.

Using a shared driveway to minimize the 
amount of paving area is appropriate.

Position a garage (or carport) to 
maximize opportunities for open space, 
views and privacy.

Related code section:
Link to CMC code reference
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Garage location
9.6	 Position a garage or carport to maximize opportunities for 

open space, views and privacy.
•	 Locate a garage to screen activity areas on adjacent properties 

to enhance privacy.
•	 Locate a garage or carport to maintain views through the prop-

erty.

9.7	 Locate a garage to minimize its visual impacts.
Three options should be considered:

1.	 Detached, at the rear of the lot.
2.	 Detached, in front, along the property line may be appropriate, 

when other design traditions objectives are met. This option 
should not be repeated to excess within a block.

3.	 A tuck under garage may be appropriate, when other design 
tradition objectives are met. (See below.)

9.8	 In limited circumstances a garage may be located under a 
structure when the visual impacts will be minimized.
•	 The garage door should not dominate the front of the house. A 

door perpendicular to the street is best in this condition, and...
•	 The driveway shall not dominate the front garden, create a 

“ramp” effect or introduce tall or massive retaining walls. A 
sense of a front yard must be maintained.

9.0 Parking and Access, continued...

Preferred: Locating a detached garage at 
the rear of the lot

Preferred: Orienting the garage door 
away from the street.

When a garage is located under the house, the driveway should not create a ramp 
effect. The garage door also should not dominate the front.
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Building Design Guidelines 
(Concept Level)
Most residences in Carmel had simple forms and were relatively small 
in scale, particularly in relation to the size of their lots. A new building 
should appear similar in scale to those seen traditionally. Large complex 
structures and those with continuous, blank surfaces can appear massive 
and are inappropriate.

10.0 Building Mass and Scale
A building should fit in with the character of the neighborhood and 
should not dominate the street or neighboring properties. Structures 
composed of a few smaller, simple elements, rather than a single large, 
continuous form, are encouraged. A large building mass can block views, 
interfere with the enjoyment of open space and restrict free passage of 
light and air. Therefore, a large, expansive building mass is inappropriate. 

Keeping the actual building mass in scale with those seen traditionally is 
the best approach. This can be achieved by building less than the allowed 
floor area, constructing some space below grade, avoiding excessive roof 
volume and keeping above-ground floor levels close to grade. Some relief 
should be provided by introducing just a few varied roof lines, offsets or 
smaller building elements. The result should remain simple in character 
and the overall composition should appear to be a set of discreet rect-
angular building masses, rather than a complex assemblage of varying 
planes around a single building mass. 

Objectives for this section are:
•	 To maintain the massing and scale of building characteristic of Carmel 
•	 To keep building scale in proportion to the area of the site
•	 To encourage diversity in housing design reflecting the eclectic mix 

of styles that is characteristic of Carmel
	
Building mass

Related guiding principles 
(page xx):

#2. Subordinate structures to the 
forest...
#3. Keep structures modest...
#4. Build upon heritage...

Design topics in this 
section:
10.0 Building Mass and Scale
11.0 Building Form

Structures composed of a few smaller, 
simple elements, rather than a single 
large, continuous form, are encouraged. 

Related code section:
Policy P1-63
Adopt design regulations that 
establish maximum limits on site 
coverage and floor area in order 
to preserve open space and avoid 
excessive mass and bulk. Establish 
provisions for less allowable 
coverage and floor area on sites 
constrained by environmental 
factors to preserve open space, 
vegetation, natural landforms 
and the character of surrounding 
neighborhoods.
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10.1	 A building’s mass should relate to the context of other homes 
nearby.
•	 A larger building shall be divided into forms that appear similar 

in scale to traditional houses seen in the immediate neighbor-
hood.

•	 Placing some mass in a detached secondary structure (garage, 
guest house, etc.) is encouraged to reduce the overall mass of 
the primary building on a  site.

10.2	 Minimize the mass of a building as seen from the public 
way or adjacent properties.
Consider these options:
•	 Build to less than the maximum floor area.
•	 Locate some floor area either fully or partially below grade.
•	 Avoid using tall volume spaces (e.g. high ceilings or steep 

pitches across wide spans) that increase the visual bulk of a 
building above grade.

•	 Avoid long, uninterrupted wall planes.

10.3	 Organize the mass into realistic modules to reduce perceived 
size.
•	 Avoid overly busy variations in wall planes.

10.4	 Avoid placing a  tall building wall near a property line when 
it will be adjacent to similar walls on neighboring sites.
•	 Preserve open spaces and access to light between properties.
•	 Avoid the appearance of a narrow corridor or tunnel between 

buildings as seen from the street.

10.0 Building mass and scale, 
continued...

Discouraged: Avoid the appearance of a narrow corridor between buildings as seen 
from the street.

Avoid: canyon or tunnel effect Preferred: adequate 
open space between 
buildings
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Related code section:
CMC
17.70.020 BASEMENT

Calculation of FAR below grade

10.5	 Step a building height to follow topography.
•	 Avoid creating large, unused underfloor areas that increase 

building mass.
•	 On sloping lots, floor levels should be stepped to follow site 

grade.
•	 If floor levels cannot be stepped, larger underfloor spaces shall 

be counted and used as part of the allowed floor area. 

10.6	 When locating floor area in a below grade or partially below 
grade space, minimize the visual impacts as seen from the 
public right-of-way and site disturbances.
•	 Locate any walkout area, light well or terrace to the side or rear 

to reduce the building height as it will be perceived from the 
street. When this is not feasible provide screening with other 
building elements or landscaping.

•	 The use of exposed retaining walls shall be minimized when 
developing a below-grade space.

•	 Impacts on tree roots also shall be minimized.
•	 The visual impacts of window wells shall be minimized.

Building scale
10.7	 A building shall convey a human scale in its basic forms.

•	 Oversized elements make structures appear massive and shall 
be avoided. Avoid a “grand entry” design, for example.

•	 Avoid design treatments that produce a top-heavy appearance 
such as large cantilevered building elements, roof forms that 
dominate the body of the building and wide chimney structures.

•	 Low, horizontal building forms that appear to hug the ground 
are encouraged.
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Building height
10.8	 A building shall appear to be no more than two stories in 

height, as viewed from the public right-of-way.
•	 Presenting a one-story height to the street is encouraged. 
•	 Locate a two story element away from the street, except where 

this would appear dominant or out of scale when viewed from 
the public right-of-way or a neighboring home.

•	 Using a low building plate height also is encouraged. The 
maximum plate height for the first floor of a building is 12 feet. 
(See the Land Use Code for details.) However, this maximum 
is established to accommodate a sloping building sites. In cases 
where a building site is relatively flat, a lower plate height is 
appropriate. Interior wall heights should generally not exceed 
8 feet. 

•	 Locating some floor area in a garden level is also encouraged 
as a means of reducing building height and mass.

A building shall appear to be no more 
than two stories in height, as viewed 
from the public right-of-way.

10.0 Building mass and scale, 
continued...

Note:
A sunken garage counts as a story 

Locating some floor area in a garden 
level is also encouraged as a means of 
reducing building height.

Some floor area located in a 
garden level

Street side of building
Appropriate:
Changing roof heights helps to break 
up the mass, while keeping the overall roof 
forms simple in character.

Locate a two story element away from 
the street, except where this would 
appear dominant or out of scale when 
viewed from the public right-of-way or a 
neighboring home.

ATTACHMENT 2

Page 216 of 498



Part Two: Design Concept Guidelines	  [ 59 ]

• Carmel-by-the-Sea Residential  Design Guidel ines  •

11.0 Building Form
Traditional building forms were simple. Although variety exists in the 
composition of forms, they read as collections of simple solids. This 
should be continued. 

Objectives for this section are:
•	 To maintain the range of traditional building forms
•	 To promote simple building forms that fit with the context

Detail of building form
One may think that providing extensive variety in building planes and 
in architectural details will reduce the perceived scale of a building or 
help it to blend with the neighborhood. In fact, this can result in a facade 
that is overly “busy” and can attract attention, making the mass of the 
building more noticeable. This treatment is out of character and should 
be avoided.

11.1	 A building form shall appear similar to those seen tradi-
tionally.
•	 Building forms should be simple. Basic rectangles, L or U-shapes 

are typical. Avoid “busy” building forms.
•	 Organize a larger house into subordinate modules which appear 

authentic, in that they appear to be real, functioning spaces.
•	 A form with a horizontal emphasis is preferred.
•	 Roof forms should be composed of just a few simple planes.

Related guiding principles 
(page xx):

#3. Keep structures modest...
#4. Retain and build upon heri-
tage...
#5. Fit with context...

Traditional building forms were simple. 
This should be continued.

Avoid an overly busy form.

Preferred: Simple building form and a 
simple roof

Discouraged: Complex building form 
and multiple planes

Multiple building planes create a 
busy design and obscure the central 
building volume.

Simple primary volume re-
mains apparent.

Secondary volumes appear at-
tached to the primary form.

Organize a larger house into subordinate 
modules which appear authentic, in 
that they appear to be real, functioning 
spaces.
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11.2	 Use restraint when introducing variation in building planes.
•	 Keep building walls simple in the extent of variation in wall 

and roof planes.
• 	 Use building offsets to achieve specific purposes such as avoid-

ing tree limbs or breaking the mass of a large building element.
•	 Building forms that are complex, monumental, formal or out 

of scale with the neighborhood context are inappropriate.

Roof form
Varied roof forms are typical in a block and this tradition should be 
continued. 

11.3	 Use simple roof forms. Limit the number of subordinate 
attachments such as dormers, to avoid a cluttered design. 
•	 For example, basic gable and hip roofs are traditional and their 

use is encouraged.
•	 Flat roofs may be used to a limited extent on smaller, one-story 

structures. 
•	 Using a flat roof on a two-story building is discouraged. If used, 

it should be set back far from the street.
•	 Avoid complex roof forms that call attention to the design or 

add unnecessary detail.
•	 Mansard roofs typically add more mass than other forms and 

are discouraged. A sloping roof “skirt” that conceals a flat roof 
is particularly out of character. Similarly, a gable roof that is 
“clipped” at the top adds unnecessary complexity to a design 
and should be avoided.

11.4	 A roof form should be in proportion to the scale of the 
building.
•	 In general, moderately pitched roofs (4:12 to 6:12) are preferred.
	

11.5	 Roof eave lines should appear low in scale.
•	 Low plate heights that reduce the height of exposed walls are 

encouraged.
•	 Consider tucking second story rooms under the sloping sides of 

a roof form and keeping eave heights low. Light can be brought 
to such rooms using dormers or clerestories.

Simple primary roofs with subordinate 
attachments, such as dormers, are 
appropriate. 

A roof form should be in proportion to 
the scale of the building.

The wider the area a roof must span, 
the shallower the pitch should be 
to avoid excess height or flat roofed 
elements.	

11.0 Building form, continued...
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This Part contains guidelines for the review of final design 
details. The guidelines apply when a proposed project 
has passed the Concept Design phase. These guidelines 
focus on more specific exterior details of design than are 
considered in the concept phase. By using appropriate ar-
chitectural materials, details and finishes, the basic build-
ing masses approved at the concept phase are expressed 
and given character. The execution of design details can 
substantially affect the perceived character of a project, 
including its mass and scale and its design diversity and 
compatibility within the neighborhood context. There-
fore, adherence with these guidelines is required. 
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Building Design - Final Design Phase
Introduction to Building Design
This section addresses the details of building design, in-
cluding selection of materials, and treatment of windows 
and doors. Building details can add visual interest and 
help to convey a human scale. They should be applied in 
a consistent manner throughout a building and the result 
should be subordinate to the forest setting.
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12.0 Building Design Guidelines: Final Details

Architectural style
Diversity in building designs and architectural styles are features of the 
design traditions in Carmel. Some of the earliest buildings reflected the 
regional influences of the San Francisco area, while others emerged with 
uniquely local flavor. Still others are examples of international trends in 
architecture. Nonetheless, most contributed to the character of the com-
munity by responding to the forest context and expressing craftsmanship 
in construction and detail. These traditions should be continued.

Many people think of the Comstock “story book” houses when they 
think of building traditions in the community. While these designs and 
English Tudor Revival styles were certainly contributors to the character 
of Carmel, they were not an official style of the city and were used on 
a relatively limited number of buildings. A more prevalent style was 
the Craftsman Cottage or Bungalow. Building in this tradition is still 
appropriate. Other common themes include Mission Revival, Monterey 
Colonial and a variety of other revival styles. However, architects and 
designers should not feel constrained to these styles. Adapting more 
contemporary design approaches to the size, massing, scale, materials 
and site relationships found in earlier designs is encouraged as a means 
of achieving compatibility with diversity.

Objectives:
•	 To promote a diversity of architectural styles that are compatible with 

the village-in-a-forest context
• To promote simplicity in building design
• To promote buildings that are of human scale
• To continue the use of building materials that appear natural

Related guiding principles 
(Page xx):

#2. Subordinate structures to the 
forest...
#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...

Diversity in building designs and architectural styles are features of the design 
traditions in Carmel. 

Adapting more contemporary design 
approaches to the size, massing, scale, 
materials and site relationships found in 
earlier designs is encouraged as a means 
of achieving compatibility with diversity.
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12.1	 Accurate historic styles may be used.
• Simplified interpretations of historic styles also may be used.
• A building in a historic style must be in scale and meet other

guidelines.

12.2	 A new architectural style that fits within Carmel’s design 
traditions may be used.
• A new building should differ in design from buildings on

nearby and abutting properties.
• A design that exemplifies innovation and the use of skilled

workmanship is appropriate.

Simple and restrained character
12.3	 A building shall be designed to be subordinate to the forest 

character.
• See guidelines for scale and materials. (Link: xxxxx)

12.4	 Keep building forms, materials and details simple and re-
strained.
• Avoid building forms, materials and details that contrast strong-

ly within a single building or with neighboring buildings.
• Avoid design features that increase the visual prominence of

the building.
• Avoid visual complexity. Too many different materials or ex-

cessive details creates a busy appearance.
• Avoid overly ornate details.

Related document :

“Historic Context Statement”

Link: xxxxxx

A building shall be designed to be 
subordinate to the forest character.

Simplified interpretations of historic 
styles may be used.

Keep building forms, materials and details simple and restrained.
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Building scale 
12.5	 Building details shall be used to provide interest and not 

exaggerate the scale of a building.
•	 Add details to relieve blank surfaces and achieve a scale com-

patible with the building’s forms and its architecture.
•	 Appropriately sized chimneys, overhangs, windows, doors, dor-

mers, porches and entries can be used to reduce scale. Making 
any of these elements oversized can exaggerate the building’s 
scale and shall be avoided.

•	 Grand entryways, windows and doors that are out of proportion 
with the human form are inappropriate. Avoid ostentatious 
design treatments.

Design integrity
12.6	 A building shall have a consistent design.

•	 The design concept should extend to all sides of the 
building.

•	 Mixing styles is inappropriate.

			 

Appropriately sized dormers can be 
used to reduce scale and achieve a well-
integrated design.

12.0 Building Design Guidelines: 
Final Details, continued...

A building shall have a consistent 
design.Building details shall be used to provide 

interest and not exaggerate the scale of a 
building.A building shall have a consistent 

design.
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Architectural details
12.7	 Architectural details shall be authentic, integral elements 

of the overall building design concept.
•	 Details that simply appear to be applied as superficial elements 

shall be prohibited-.
• 	 The use of simple wood and/or native stone details that are (or 

appear to be) true structural elements (such as exposed rafter 
tails, wood beams, stone foundations, etc.) are appropriate. 
Avoid details that appear inauthentic, non-structural or gratu-
itous to the basic architecture.

•	 When design details and surface materials are selected they 
shall be used throughout the full exterior of the building to 
maintain consistency. Avoid the application of special materials 
or design treatments to the street facade only.

Architectural details contribute to 
character of the building and their use is 
encouraged.

The use of simple wood details that 
appear to be true structural elements is 
appropriate.
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Building  materials
Traditionally, “natural” materials were used when building in Carmel. 
The earliest structures were painted clapboard. Soon after, wood shingles 
and board and batten siding also appeared, in the spirit of the “craftsman” 
character that became popular in the area. While most wood siding had 
a painted finish, some buildings were stained. Other houses were built 
of stone and still later, a few were finished in stucco. Nonetheless, wood 
continued to be the dominant material, certainly for house siding and 
also for ornamentation and trim elements. This tradition of using natural 
materials like wood and stone should be continued. Newer materials that 
appear authentic and similar to those used traditionally also may be used.

Building materials used in new construction should reflect the range of 
textures, modularity and finish of those employed traditionally. 

12.8	  Provide variety in building materials along a block.
•	 When the houses to either side of a site are constructed of simi-

lar materials, use a different material, consistent with Carmel’s 
design traditions, in order to achieve diversity.

12.9	 The use of “natural” building materials is preferred.
• 	 Traditional materials include wood, stone and stucco, all with 

matte finishes and muted earth tones.

12.10 Apply a building material in a consistent manner.
• 	 Using one, or at most two, materials on a wall is appropriate.
• 	 Generally, use one primary material for a building with one or 

two accent materials such as around windows and doors. 
• 	 Avoid using several materials on a building. This will create a 

busy appearance that is out of character.
• 	 Avoid using a material as a superficial “accent” on a wall.
• 	 Where a material is painted, a plain, uniform matte finish is 

preferred. Antique and faux finishes should be avoided.

12.11	Building materials shall appear similar in scale, color, tex-
ture and finish to those seen traditionally in Carmel.

• 	 Imitation or synthetic materials which fail to convey the charac-
ter of traditional ones are prohibited. These include aluminum 
or vinyl siding and synthetic stone products that appear as 
applied veneers.

•  	 Reflective materials, such as mirrored glass or polished metals, 
are inappropriate.

Preferred: Establishing a stone 
foundation and then wrapping the 
remainder of the building with wood lap 
siding are appropriate applications of 
native stone and wood.

A heavier material, such as stone, shall 
appear to be structurally functional; it 
should not “float” above a lighter material.

Wood shingles are among the preferred 
building materials.

12.0 Building Design Guidelines: 
Final Details, continued...
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Examples of appropriate building materials

Wood shingle siding Wood shake siding

Fiber cement vertical siding

Horizontal wood siding Carmel vertical board and batten siding

Wood vertical siding

Traditional stone

Stucco 

Brick
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12.12 Apply a building material in a manner that conveys a sense 
of authenticity.
• 	 A heavier material, such as stone, shall appear to be structurally 

functional; it should not “float” above a lighter material.
• 	 A material should not appear as an applied veneer; instead, 

it should “wrap” around a corner and continue on another 
surface.

• 	 A “hierarchy” of building materials should be used, with heavi-
er coarser materials appearing below lighter materials.

12.13 A new material, including man-made, which is similar in 
character to traditional ones may be used with appropriate 
detailing.
• 	 An alternative material should appear similar in scale, propor-

tion, texture and finish to those used traditionally.
• 	 A new material shall be applied in a manner that conveys a 

human scale. For example, it should be in modules or dimen-
sions that are similar to those used traditionally, or it should 
be scored or otherwise detailed to convey a sense of scale.

• 	 A new material shall be proven to be durable in the Carmel 
climate. 

• 	 The material shall maintain its finish over time with proper 
maintenance, or develop an expected patina. 

Wood siding
12.14 Wood siding shall be applied in a way similar to that seen 

traditionally.
• 	 Appropriate applications include horizontal clapboard and 

shiplap siding, vertical board and batten and shingles.
 • 	 All wood siding should have a weather-protective finish, either 

painted or stained.
• 	 Fiber-cement siding that has an appearance similar to traditional 

wood may be considered.

Stone
Stone is a building material used traditionally throughout the City. When 
used carefully it can add interesting contrasts, texture and solidity to a 
design. Applicants intending to use stonework must provide a proposed 
lay-up pattern and specify the type of stone proposed. The following 
guidelines apply to stonework:

A material should not appear as an applied 
veneer.

Fiber cement siding that appears similar 
to traditional wood may be used.

12.0 Building Design Guidelines: 
Final Details, continued...
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12.15 Use stone that appears similar in character to that seen 
historically.
• 	 The use of Carmel stone, or one similar in character, is preferred.
• 	 Other stone that is muted in color, similar in scale and has a 

matte or ashlar finish may be considered.
• 	 Manufactured stone products that appear authentic may be 

considered; an application that appears as a veneer or that 
obviously repeats masonry units is inappropriate.

• 	 Polished stone is inappropriate as a primary building material.

12.16 Keep stonework designs simple and traditional in character.
•	 Use a single type of stone on a building. Using multiple types 

of stone, or combinations of stone and other masonry within a 
single project is inappropriate.

12.17 The application of stone shall appear structural and au-
thentic. A gratuitous or purely decorative appearance shall 
be avoided.
•	 The use of stone on the full exterior of individual building el-

ements is encouraged. The use of stone on just one elevation, 
the street facade for example, is discouraged.

• 	 The application of stone around only windows or doors as 
ornamentation is discouraged.

•	 The random placement of individual stones or clusters of stones 
on building elements such as foundations or chimneys is dis-
couraged.

Stucco
12.18 Stucco may be used as a residential building material.

• 	 Detail stucco in a manner that conveys a sense of craftsmanship 
and human scale.

• 	 Stucco that is stained or painted and is either smooth or lightly 
textured is appropriate.

Brick
12.19 Brick may be used.

• 	 Where it is used, brick shall have a modular dimension similar 
to that used traditionally and be of a muted color.

Concrete
12.20 Although it was rarely used in residential building in Car-

mel, concrete may be considered.
• 	 Concrete may be used on a smaller structure, particularly one 

that is one story in height.
• 	 Large expanses of concrete that are highly visible from the street 

shall be avoided.

Keep stonework designs simple and 
traditional in character.

Stucco may be used as a residential build-
ing material.
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Roof materials
12.21 Roof materials shall be consistent with the architectural 

style of the building and with the context of the neighbor-
hood.
•	 Wood shingles and shakes are  preferred materials for many 

styles of architecture typical of Carmel (i.e., Arts and Crafts, 
English Revival and Tudor Revival).

•	 Clay tile, slate and concrete tile may be used on some structures 
(i.e., Spanish and Italian Revival, Monterey Colonial, French 
Revival, etc.).

•	 Composition shingles that convey a color and texture similar 
to that of wood shingles may be used.

12.23 An alternative roof material shall appear similar in scale, 
texture and finish to those seen traditionally.
• 	 Synthetic shingles or tiles of composite materials that have 

traditional characteristics may be used.
• 	 These should appear similar in scale to traditional ones.

12.24 A metal roof shall be subordinate to the context and shall 
have these features:
•	 It shall have a low profile seam.
•	 It shall have an earth tone finish or other muted color.
• 	 It shall have a matte finish and be non-reflective.

12.25 New energy conservation and generation technologies that 
are subdued in appearance may be applied to a roof.
• 	 This includes cool and green roof designs.

12.0 Building Design Guidelines: 
Final Details, continued...

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

Roof materials shall be consistent with 
the architectural style of the building and 
with the context of the neighborhood.
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Examples of appropriate and inappropriate roof materials

Composition shingles

Concrete shingle - Tudor

Roof tile - Spanish Revival

Synthetic roof shingles

Wood shingles Wood shingles - Storybook

Synthetic roof shingles

Synthetic roof shingles
Clay roof tiles

Flat seam metal (muted finish)

Slate roof 

Standing seam metal (inappropriate)
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Entrances and porches
A primary entry door may be combined with adjacent windows 
and architectural details. It may be framed with a porch, a roofed 
overhang or be recessed into a front wall. The entrance should remain 
subordinate in character and be consistent with the overall design 
of the house in terms of style, materials and architectural details.

12.26  Keep a primary entrance subordinate in scale.
•	 An oversized, “grand” entry is inappropriate.
•	 An oversized porch also is inappropriate.

12.27 Integrate a primary entrance with the overall design of the 
house.
•	 Use materials, forms and details that are consistent with the 

overall design.
These large double-doors and 
arched entry light are out of scale 
with traditional designs.

Oversized entry

12.0 Building Design Guidelines: 
Final Details, continued...

Appropriate entries
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Doors
When it is oriented to the street, the front door establishes a connection 
with the neighborhood. Traditionally, doors were of a dimension that 
fit the human form and scale. They were not oversized. This tradition 
shall  be continued.

12.28	 Locate and size a door to achieve a human scale.
•	 The use of a grand, oversized entry door facing the street is 

inappropriate. 

Appropriate doors
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Windows 
A variety of window types appears throughout the community. Rect-
angular, vertically proportioned, double-hung windows exist on many 
buildings. Examples of horizontally proportioned windows also exist, 
such as larger picture windows along Scenic Road. Sometimes, a larger 
window surface area is created by pairing smaller windows. By far, wood 
frame windows are the most typical, but metal windows also are found, 
especially on some styles that reflect Modernist influences.

Specialty windows
Over the years, bay and oriel windows were used to provide visual in-
terest on facades and to reduce the apparent mass of structures. The use 
of bay, oriel and other projecting windows may be considered when the 
building style would have traditionally included such features. They are 
encouraged when they would break up the line of an otherwise long, 
unrelieved wall. They are discouraged when overused (along the street 
or within a single design) or when they would create added mass, bulk 
or complexity to a facade. 

12.29 Window styles and materials shall be consistent with the 
architecture of the building. Window styles and materials 
shall be uniform throughout a design.
• Divided light windows are encouraged.
• Wood windows are preferred.
• Aluminum, vinyl and fiberglass are discouraged.
• High gloss finishes should be avoided.
•	 When feasible, original windows should be restored rather than

replaced.

12.30 Locate and size windows to achieve a human scale while 
avoiding mass and privacy impacts.
• Avoid positioning a large window (greater than 12 sq. ft.) along

a side wall that would impact the privacy of an adjacent neigh-
bor.

• Provide windows on walls facing the street to help convey a
human scale, add visual interest and avoid unrelieved building
mass.

• Limit the use of specialty windows that add to building bulk.
Generally, only one bay or oriel window should be visible from
the street. Bay and oriel windows facing the street should be
avoided if their use would create a repeating pattern within the
context of adjacent structures to both sides of the site.

Vertically proportioned, double-hung 
windows appear on many buildings.

Comstock window

Specialty window

12.0 Building Design Guidelines: 
Final Details, continued...
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Thin window trim

Out of character window

Window with shutters

Bay window

Ganged windows

Multi-pane wood window

Vernacular windows

Multi-pane metal casement window

Ganged windows

Windows on Scenic

Window box
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12.31 Use dormers to provide interest and reduce the scale of a 
house.
• The design shall be consistent with the style of the house.
• Avoid using an excessive number of dormers, however.

Fenestration should not overwhelm the 
architecture. Where views are desired, 
architectural styles which accommodate 
wider window configurations should be 
considered.

Preferred

Inappropriate

12.0 Building Design Guidelines: 
Final Details, continued...

Appropriate dormers
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Balconies and decks
Balconies appear on some traditional houses in Carmel. These should be 
subordinate in scale and character and be located such that they minimize 
impacts on the privacy of neighbors. Their design should be consistent with 
that of the house overall. Decks (at grade and on rooftops) are not part of the 
design traditions of Carmel and should be used only where their impacts 
on the character of the street and the privacy of neighbors are minimized.

12.32 Design a balcony to be subordinate in scale and to be in 
proportion to the house.
• Use materials and details that are consistent with the overall

design of the house.

12.33 Locate a balcony to minimize impacts on the privacy of 
neighbors.
• A location in the rear is preferred.
• A location on the side may be used when it avoids directly

overlooking active use areas of neighbors.

12.34	 Locate a deck at the rear of a house.
• A deck located in front is inappropriate.
• A deck on the side may be used when it is set back sufficiently

from the adjacent property and is screened.

Design a balcony to be subordinate 
in scale and to be in proportion to the 
house.

Use materials and details that are 
consistent with the overall design of the 
house.

Locate a balcony to minimize impacts on 
the privacy of neighbors.
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Skylights
Skylights have appeared over the years in Carmel as a relatively modern 
design element. Since they are not part of the City’s design traditions and 
they often conflict with the authenticity of popular architectural styles, 
they can appear out of place. When used, they should be subordinate 
to the overall roof form and character. A skylight can have significant 
impacts on the appearance of a property as seen from the street  and also 
can create privacy or glare impacts. 

12.35 When a skylight is to be used, it shall blend with the overall 
building design and its visual impacts shall be minimized. 
Skylights may be appropriate when:
• Interior spaces have no access to exterior windows or such

windows have limited access to light
•	 Windows would cause even greater impacts to adjoining homes
• The skylight design is compatible with the architecture
• The size of the skylight is appropriate to the lighting task

12.36 Skylights shall not be visually prominent from the street 
or from neighboring windows.
• The size, placement, number and design of skylights should be

an integral part of the building design. Skylight placement or
size that appears random from the exterior and that detracts
from architectural integrity should be avoided.

• A skylight shall be framed in colors that match adjoining roof
surfaces. High profile, domed and pyramidal covers are inap-
propriate.

• A skylight shall not produce glare or light pollution visible to
neighbors or to the public.

Discouraged: The location of skylights on 
the front of the roof is discouraged.

Preferred: Minimize the visual impacts 
of a skylight by locating the skylights on 
the back of the roof.

12.0 Building Design Guidelines: 
Final Details, continued...

ATTACHMENT 2

Page 239 of 498



[ 82 ]	 Part Three: Final Design Guidelines

• Carmel-by-the-Sea Residential  Design Guidel ines  •

Chimneys
Chimneys are a part of the design traditions of the community and they 
appear in a variety of styles, shapes and materials. A chimney can add 
visual interest to a building and help to reduce the perceived scale of a 
roof line. When one is included, it is important that the form and materials 
be integrated into the overall building composition. In general, a build-
ing should have no more than two chimneys, especially on a small lot.

12.37 A chimney shall be integrated into the overall building 
design.
• A chimney that penetrates through a roof is preferred.
• A chimney that is attached to the side of a building should ap-

pear to have a direct means of support. A chimney that appears
to “float” above the building foundation is inappropriate.

•	 Avoid projecting a tall,  freestanding chimney at the lower point 
of a roof. Doing so emphasizes the mass of the chimney and
can appear awkward.

• Avoid placing a chimney directly opposite a neighboring win-
dow without also providing a greater setback to reduce mass
and scale impacts.

• Avoid blocking views with chimneys by using narrow profiles,
appropriate placement or minimalist flues. A chimney cap 
should be an integral part of the chimney design. It should be 
in proportion.Preferred:  A chimney should be 

integrated into the overall building 
design. This masonry chimney appears 
to rise from the foundation.

Discouraged: This chimney appears to 
“float” above the foundation.

Appropriate chimneys
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Garages
A garage should be a subordinate element on the site.

12.38 Design a garage to appear subordinate to the forest char-
acter.
• Keep the scale low.
• Use materials that are consistent with those of the house.

12.39 A garage door should be designed to blend with the back-
ground 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.
• A standard overhead garage door, with contrasting color and

materials, should be avoided.

Design the garage door to blend with the 
building.

12.0 Building Design Guidelines: 
Final Details, continued...

Design a garage to appear subordinate to 
the forest character.

Use materials that are consistent with 
those of the house.
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Appropriate Garages

Inappropriate Garages

All glass door

Large exposed retaining wall

Large exposed retaining wall
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Color
Traditionally, builders used muted colors in Carmel. In many cases, the 
natural earth tones of stone and the dark tans of stained siding dominated 
a site. Even when buildings were painted, muted earth tones were used 
to blend with the forest. This tradition should be continued.

Occasionally, a brighter color scheme appeared, particularly on some 
Mission Revival styles. However, these typically were located on large 
lots where extensive planting filtered the view and muted the overall 
impact. When bright colors are now used in more densely developed 
conditions, the impacts can be much greater than in the past. 

12.40 Keep the overall color scheme muted.
• Avoid highly contrasting color schemes.

12.41 Limit the use of bright colors.
• If they are to be used, reserve their application to key accent

features, such as an entry door.
• Pastel colors may be appropriate for some building styles,

such as Mission Revival. However, a subdued color scheme is
preferred.

12.0 Building Design Guidelines: 
Final Details, continued...

Appropriate color schemes
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Landscape Design: Final Details

Introduction to Landscape Design
Maintaining and strengthening the character of a Vil-
lage-in-a-Forest is the highest priority for all landscape 
designs. The traditional forest landscape is one of the 
most important features of the community. While each 
individual site has unique features, residents have consis-
tently relied upon a simple palette of landscape materials 
that have contributed to the City’s forest character. The 
basic framework of the landscape consists of the plenti-
ful stands of cypress, pine and oaks. Lower scale plants, 
including smaller trees, shrubs and flowers as well as 
steps, walls, and fences complete the landscape and are 
addressed in this section. 

The dominant materials of the traditional planting palette are simple 
and limited. Leafy, low-growing species that are easy to maintain and 
relatively drought-tolerant should be included in all landscape designs.

High maintenance plants should be limited to active areas, such as  court-
yards and patios. These places are relatively private, either in the rear, 
to the side, screened by a garage, or if in the front, set well back from 
the street. This approach will reinforce the natural forest character of the 
City and knit the site design into the neighborhood context.

Within this overall landscape, individual details can serve as accents 
that provide interest while remaining subordinate to the neighborhood 
character. In fact, personal landscape designs are one of the most suc-
cessful means of expressing creativity and individuality while remaining 
consistent with the basic forest image. Creative details on fence posts, 
in walkways and plant beds for example, appear throughout the com-
munity, giving unique identities to individual properties. This tradition 
should continue.

The traditional forest landscape is one 
of the most important features of the 
community.
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Appropriate landscape details
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Filtered views of homes from the street through trees and shrubs into a 
property are a part of Carmel’s landscape tradition. This is achieved by  
combining multi-stem trees such as live oaks planted in the foreground, 
with open fences and leafy shrubbery. 

Exceptions to this strongly forested and filtered landscape do exist in 
some neighborhoods. For example, in some annexed neighborhoods the 
front yards are more formal and fewer trees exist. Larger plant massings 
occur on properties here and evergreen shrubbery predominates.

To some extent , the landscape tradition also differs along portions of 
Scenic Road where small yards limit landscape arrangements. In many 
cases, these sites have more lush landscaping right up to the street edge 
and, because views to the ocean are so important, there is less of a “fil-
tering” through layers of taller plant materials. 

These variations in the context of neighborhood landscapes should be 
documented in the preliminary site assessment and should be respected 
when preparing a landscape plan.

Landscaping that creates a simple and natural design, blending with the 
urban forest and the public right-of-way is encouraged. Often, a site may 
already have well established plants and trees that achieve this result. 
Protecting these existing landscape resources during construction can 
give a project a settled, mature look immediately upon completion and 
is encouraged. This is most useful for parts of a site that are visible from 
the street.

Houses should appear nestled in the trees. Overall, the landscape should 
have an informal character, emphasizing foliage over flowers. Front yards 
should be informal gardens, rather than the traditional grass lawns seen 
in many other communities. These design traditions shall  be continued.

Filtered views of homes from the 
street through trees and shrubs into a 
property are a part of Carmel’s landscape 
tradition.

Houses should appear nestled in the 
trees.

Related documents:

Forthcoming landscape ordinance
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13.0 Landscape Guidelines: Final 
Details
Views of buildings that are filtered from the street with a mix of shrubs 
and lower story trees are encouraged. This contributes to the “sense of 
discovery” that is a part of the Carmel design traditions and should be 
continued. 

Objectives: 
• To renew the urban forest
• To maintain the traditional foreground of simple, indigenous plant-

ings
• To maintain a sense of informality and discovery along the street
• To maintain the traditional palette of plant materials
• To conserve water
• To reinforce a sense of visual continuity along the street

13.1	 Provide for upper and lower canopy trees when designing
the landscape.
• Provide adequate space around all trees that are required to be

planted or preserved.
• Add trees, which are consistent with the neighborhood context,

to the site and public right-of-way.
• Trees that arch over the street contribute strongly to the char-

acter of some neighborhoods and should be preserved and
supplemented where this is part of the design traditions.

• Recognize and plan for the special needs of each tree when de-
signing the landscape. For example, high water use plants are
appropriate near redwoods but inappropriate near oaks. Grades 
around established trees should not be raised or lowered.

Ground covers are preferred in the right-
of -way. Multi-stem trees also help filter 
views.

Related guiding principles 
(page xx):

#1. Restore the forest...
#2. Subordinate structures to the 
forest...
#5. Fit with context...
#6. Design with authentic details...
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Plant selection
13.2	 Landscape plans shall use drought-tolerant native plants 

and other varieties accustomed to growing along the Central 
Coast.
• Use plants that are similar in character to those established

along the block and adjoining properties in order to reinforce a
sense of visual continuity along the street, but avoid “copying”
nearby landscape designs.

• At least 75% of plant materials on a site shall be drought-toler-
ant. (See the Municipal code for more specific requirements.)

13.3	 Planting in areas visible from the street or other public 
places shall continue the forest character.
• Locate plants in relaxed, informal arrangements that are con-

sistent with the urban forest character.
• Avoid formal, unnatural arrangements of plants and paving

except in small areas out of public view.
• Reserve the use of bedding plants and exotic flowering plants to

small accents at walkways, entries or near special site features.
• Lawns, including artificial turf, visible from the street are in-

appropriate to the forest setting and should be avoided.

Flowering plants may be used to 
highlight a walkway.

An informal 
l a n d s c a p e 
arrangement
throughout
the yard is en-
couraged.

A formal land-
scape arrange-
ment in front is 
inappropriate.

A informal land-
scape arrangement 
in the front yard 
is appropriate. The 
rear yard of the 
property has more 
flexibility when de-
signing your land-
scape.

13.0 Landscape Guidelines: Final 
Details, continued...
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Landscaping in the public right-of way
13.4	 Plants in the public right-of-way shall be predominantly 

green foliage plants, in keeping with the design traditions 
of Carmel.
• Leaving the right-of-way natural is encouraged.
• Naturalized landscaping consistent with the City’s forest

character may be added to the right-of-way and be designed
to blend into landscaping on site to enhance the sense of open
space.

• The use of native trees, ground covers and low shrubs is pre-
ferred.

• The use of bedding plants and exotic species in the public right-
of-way is inappropriate.

Plantings in the front yard should continue the forest image.

ROWFront
yard

Street

Property line

Green leafy ground covers are 
appropriate in the public right-of-way.

The use of native trees, ground covers 
and low shrubs is preferred.

Plants in the public right-of-way shall 
be predominantly green foliage plants, 
in keeping with the design traditions of 
Carmel.
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Paving materials and design
13.5	 For driveways, patios and walkways, select paving materials 

that convey the colors and textures of native materials and 
that will reduce runoff.
• Carmel stone, brick, decomposed granite and earth-toned pav-

ers are appropriate.
• Using a “sand-set” instead of “mortar-set” for paving materials

allows for percolation of rain into the soil and is encouraged.
• Avoid using “turf block” and grey concrete.
• Paving designs and materials uncharacteristic of a village in a

forest are inappropriate.
• Gravel and other easily-displaced materials are inappropriate

in the public right-of-way but may be used on private property
(M.C. 12.24.020.B).

13.6	  Design  a paved area to be small, informal and intimate.
•	 Avoid large, continuous areas of paving that are uncharacteristic

of the forest and landscaped setting.
• Separating the walkway from the driveway can keep the paved

area from appearing wide and expansive.
• Add landscaping at grade or in containers to soften the appear-

ance of paved areas.
• Avoid formal or urban paving treatments such as grass-crete

or wide areas of asphalt or concrete.

13.7	 Use paving materials that will minimize impacts on tree 
root systems.
• Using pervious paving materials that permit percolation of

water and aeration in soils is encouraged.

Carmel stone, brick, decomposed granite 
and earth-toned pavers are appropriate.

Using porous paving materials that 
permit percolation of water and aeration 
in soils is encouraged.

13.0 Landscape Guidelines: Final 
Details, continued...

Code reference:

Paving standards

Link: xxxxxxxx
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14.0 Guidelines for Fences, Walls and 
Lighting: Final Details
Fences and  walls visible from the street may be appropriate when used 
to define property edges and entrances. Fences and walls that exhibit 
craftsmanship and interesting designs are preferred. Not every site needs 
a fence or wall along the street. Fences and walls shall be low and shall 
not block views of front yard open space from the public way nor con-
tribute to a “walled-off” appearance along the street edge.

Objectives:
• To promote landscape designs that blend with the forest setting
• To accommodate compatible designs for fences and walls
• To minimize the visual impacts of lighting in the nighttime sky

Fences and walls along street frontages
14.1	 Designing without a fence or wall along the street front-

age(s) should be considered first.
• Blending on-site landscaping with that in the right-of-way can

make open spaces appear larger and improve the site’s fit with
the forest.

• Where enclosure or privacy is desired using shrubs, hedges or
other vegetation is preferred instead of a fence or wall.

14.2	 Respect the neighborhood context when designing a fence 
or wall.
• Fences and walls should convey simple, hand-crafted designs.
• The use of grapestakes or wood pickets for fences is preferred.
• The use of river rock, Carmel stone, brick or plastered masonry

for low walls also is traditional in most neighborhoods.
• Ornate, “Victorian” wrought iron and chain link fences are

inappropriate.

Related guiding principles 
(page xx):

#1. Restore and enhance the forest...
#2. Subordinate structures to the 
forest...
#5. Fit with context...
#6. Design with authentic details...

Fences and walls should convey simple, 
hand-crafted designs.

Blending on-site landscaping with that 
in the right-of-way can make open spaces 
appear larger and improve the site’s fit 
with the forest.
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14.3	 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).

• Keep a sense of openness into the site from the street. Fences
and walls along street frontages should be kept low and should
not impede visibility for motorists at street intersections.

• Fences and gates should have open, transparent qualities, such
as open pickets, that permit filtered views into the front garden.

• Fences shall be designed to preserve some visual access into the 
yard area on each site by using spaced boards or lattice work
wherein the size of the spaces are at least equal to the size of the
boards or lattice. The intent of this requirement is to preserve
visual access to open space resources.

Garden walls
Within the interior of a property, walls may be used to define garden 
areas and patios. When used as retaining walls they also are a common 
way to terrace a slope. Garden walls should compliment the architecture 
and site design by using consistent materials and staying low in height.

14.4	 A garden wall should be low in scale.
• Terrace or step a taller wall to avoid mass and scale impacts.

The wall for each terrace may not exceed four feet from grade.
• A person should be able to see over any wall that faces the

street.

14.5	 A garden wall should have a matte, masonry finish.
• Native stone is the preferred material to blend with the forest

setting.
• A plain-textured plaster wall may be appropriate if kept low

in scale and when consistent with the building architecture.
• Unfinished grey concrete and concrete block are inappropriate.

In general, locating a site wall along a 
public way is discouraged. Ornate fences 
on top of masonry walls, such as this 
one,  are also discouraged.

A garden wall should have a matte, 
masonry finish.

A garden wall should be low in scale.
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Fences
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Gates and arbors
When a fence or low wall is used at the street frontage, the entry is often 
marked by a gate or arbor. This should be small and intimate in its pro-
portions and should be an integral part of the overall landscape design. 
Gates should reflect a hand-crafted design. Fences, gates and arbors 
provide an opportunity to include unique details that provide interest 
along the street. Creative design approaches are encouraged if they are 
subtle and well-integrated with the site.

14.6	 A gate should help create a sense of entry and therefore 
should be distinguishable from the adjoining fence or wall.
• The use of distinctive design details is encouraged. This pro-

vides an opportunity for individuality and craftsmanship.
• Gates should have open or transparent qualities that allow

filtered views into the property.
• Monumental posts or columns are inappropriate.

14.7	 An arbor should be integral to the fence or wall design and 
should not dominate the street.
• Maintain a narrow, low and “light” scale. Avoid the use of tall

or wide entryways and avoid massive timbers or other heavy
building elements when creating an arbor.

• Incorporate vines or other landscaping to blend the arbor into
the adjoining fence or wall and garden.

14.0 Guidelines for Fences, Walls 
and Lighting: Final Details, 
continued... 

Related Code Section:

Arbor standards

Link: xxxxxxxx

Gates should have open or transparent 
qualities that allow filtered views into the 
property.

An arbor should be integral to the fence 
or wall design and should not dominate 
the street.

Incorporate vines or other landscaping to blend the arbor into the adjoining fence or 
wall and garden.
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Appropriate gates

Inappropriate gates
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Lighting
Exterior lighting is a special concern throughout the community. A key 
feature of the “forest” concept is to minimize the amount of outdoor 
lighting, such that the nighttime sky can be glimpsed through the trees. 
From the outset, public street lighting was avoided on residential streets. 
Within an individual property, site lighting was typically limited to one 
light at a building entry, and perhaps at a yard gate or over a garage door. 
Occasionally, a patio was lit as well, but this only a small, shielded lamp.  
This is a neighborhood-wide concern and the tradition of minimizing 
lighting should be continued.

14.8	 Preserve the low nighttime lighting character of neighbor-
hoods.
• Use lights only where needed for safety and at outdoor activ-

ity areas. Appropriate locations may include building entries, 
gates, terraces, walkways and patios. Lights should not be used 
to accent buildings or vegetation.

• Use low lumen output light sources. Floodlights and spotlights
are inappropriate.

• Locate and shield fixtures to avoid glare and excess lighting as
seen from neighboring properties and from the street.

• A fixture on a building front with an exposed light source is

Use lights only where needed.

The restrained use of low scale path 
lighting for safety is appropriate.

Focus a light downward to minimize 
glare. Avoid placing fixtures where glare 
would be visible to neighbors or the 
street.

Locate and shield fixtures to avoid glare.

14.0 Guidelines for Fences, Walls 
and Lighting: Final Details, 
continued... 

Related Code Section:

Lighting standards

Link: xxxxxxxx

inappropriate.
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PART FOUR: 
APPENDICES 

(Forthcoming)
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(Forthcoming)
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Guiding Principles
These Guiding Principles for design apply throughout Carmel-by-the-Sea and set the 
stage for the more detailed Design Guidelines that appear in this document. While 
the tone is focused on single family residential areas of the community, the principles 
also are relevant to Downtown. All improvement projects shall comply with these 
principles. More details about the principles appear in Part Three of this document.

1. Restore and enhance the forest in all 
improvement projects: private, public, and 
otherwise.

2. Subordinate every built structure to the 
character of the forest, natural environment, 
and to the natural features on its own site.

3. Keep every built structure modest and 
simple. 

4. Retain and build upon Carmel’s official 
architectural heritage.

5. Fit every built structure within its 
neighborhood context. 

6. Design every property with authentic and 
consistent details.
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PART ONE:
INTRODUCTORY MATERIAL
Part One introduces the design review system and describes how to use the materials in this document. 

About the design guidelines		  3
	 What are Design Guidelines?
	 The Scope of the Design Guidelines
	 How the Guidelines are Organized
	 The Format of a Guideline

Using this Document	 6
	 How Property Owners will use the Design Guidelines
	 How the City will use the Design Guidelines
	 How to Determine Compliance
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A place like no other! 
Carmel-by-the-Sea is a unique community in an extraordinary setting 
with significant natural resources, high quality architecture and a strong 
community identity. Residents value its traditional character, village 
charm, tree-lined streets, wooded hillsides and walkable neighborhoods. 
At the heart of the village is downtown, which has its own distinct pe-
destrian-friendly character. These design guidelines provide a tool to 
assist in retaining character in the downtown and assuring compatible 
development.

About the design guidelines
What are Design Guidelines?
The design guidelines are a regulatory tool that conveys the communi-
ty’s expectations for maintaining its Design Traditions. They focus on 
the qualitative aspects of design and in some cases set forth prescriptive  
(measurable) requirements. They work in concert with zoning code stan-
dards and other City regulations. They provide the City’s staff, boards 
and commissions a basis for making informed decisions about the ap-
propriateness of proposed work. Each project application is evaluated 
on a case-by-case basis to determine that the proposed design meets the 
guidelines. 

The Scope of the Guidelines
The design guidelines address all exterior work in the downtown in-
cluding building design as well as site work, landscaping and signs. 
They cover all of downtown’s zoning districts, which encompasses 
commercial, mixed-use and multifamily uses. 
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How the Guidelines are Organized
This document is  organized in these parts:

Part 1.	 Introductory material
	 This describes the purpose of the design guidelines and how they 

are applied.

Part 2.	 The Design Traditions of Carmel
	 This describes key features of the village that are highly valued and 

provide a basis for the design guidelines.

Part 3.  Guiding Principles
	 This describes high level principles about design in the downtown 

that each project must meet.

Part 4. 	Guidelines for all sites in the downtown
	 This provides the bulk of the design guidelines related to site work 

and building design in all of the zone district of the downtown.

Part 5. 	Guidelines for specific building types
	 This guidelines which apply to particular building types in the 

downtown. This section is brief, adding only information that is not 
covered in the general guidelines section.

Part 6. 	Landscaping
	 This provides design guidelines for landscaping on private property 

as well as in the public Right-of-Way.

Part 7.	 Signs
	 This provides guidelines for signs, with a focus on their character 

and location. See the City’s zoning code for regulations related to 
types of signs permitted, as well as their size and the number of signs 
permitted.

About the guidelines, continued...
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The Format for a Guideline
A design guideline has these components:

1.	 Design Objective - describes a desired state or condition of the design 
element being discussed. 

2.	 Design Guideline Statement - typically performance-oriented, 
describes a required design treatment. 

3.	 Supplementary Information - may include ways to meet the guide-
line, additional requirements, or may provide an expanded expla-
nation. This information is listed in bullet format.

4.	 Illustrations - provided to clarify the intent of the guideline.
(These components are illustrated below.)

= An example of an appropriate design

= An example of an inappropriate design

About the guidelines, continued...

Pedestrian-friendly environment
Maintaining and enhancing a welcoming pedestrian environ-
ment in downtown is fundamental for all improvement proj-
ects. This results from a rich diversity of architectural details 
and landscapes which are accented with active outdoor spaces 
and framed with buildings that convey a human scale. This 
invites exploration and a creates a sense of discovery for pedes-
trians which is essential to the vitality of downtown Carmel.

1.1.	 Provide an inviting walkway through a site which 
connects with other pedestrian ways when condi-
tions merit. 
•	 An intra-block walkway is required for commercial, 

mixed-use and limited commercial projects when:
-	 The width of a building frontage is three or more 

lots or 75 feet or more, and
-	 When it will connect with other passageways or 

outdoor spaces in the block (either planned or 
existing).

-	 See a section that follows for details about the 
design of passageways.

1

2

3

4

Provide an inviting walkway through 
a site which connects with other 
pedestrians ways when conditions 
merit. 
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Using this document 
The design guidelines apply throughout downtown to all new construc-
tion and exterior work on existing buildings. The City must find that 
the work complies with all Design Guidelines that are applicable. More 
detail about application requirements can be found on line.

How Property Owners will use the design guidelines
Property owners should use the guidelines at the outset in planning 
projects with their contractors and design professionals to assure that 
the results will be consistent with the City’s Design Traditions. While 
the guidelines are written for use by the layperson, property owners 
are strongly encouraged to enlist the assistance of qualified design 
and planning professionals, particularly architects and landscape 
architects who are experienced working in Carmel. 

How the City will use the design guidelines
The design guidelines will be used by City staff, boards and 
commissions to approve projects. In doing so, decision-makers 
consider how each project meets the design guidelines. Note that a 
portion of the downtown is designated a Conservation District which 
necessitates review of all projects by the City’s Historic Resources 
Board.

How to determine compliance
Compliance with all relevant design guidelines is required. Each proj-
ect should meet all relevant design guidelines. In doing so, there is an 
interaction among the guidelines, in terms of the degree to which each 
is met. If the scope of work is only an alteration to the exterior wall of a 
building, with no expansion of footprint or site work, then guidelines 
related to landscaping would not apply.

The Role of Precedent
Note that prior approvals do not imply precedent for future work. Each 
project is unique, with its distinct context. Recent updates to the design 
guidelines clarify how the City’s design policies are to be interpreted 
for individual projects.

Related document:

“Design Review Submittal 
Requirements”

Link: xxxxxx
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PART TWO:
THE DESIGN TRADITIONS OF 
DOWNTOWN 
Part Two presents a brief history of the development of downtown and describes features that are highly 
valued. This information is important in designing to respond to context.

History of Development Downtown	 9
	 Early Development Downtown
	 Expanding Businesses
	 The 1960s
	 Architectural Styles

Defining Features of Downtown Carmel	 15
	 A Sampling of Architectural Styles
	 Downtown as a Whole
	 Architecture
	 Landscapes
	 Understanding Context
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History of Development Downtown
Downtown’s history begins with the early development of the city as a 
whole. In 1888, Santiago J. Duckworth purchased 324 acres of land from 
Honoré Escolle and filed a subdivision map for Carmel City. Surveyed 
by W.C. Little and Davenport Bromfield, Carmel City was generally 
bounded by Monte Verde Street on the west, Monterey and Carpenter 
Streets on the east, Twelfth Avenue on the south, and First Avenue on 
the north. Ocean Avenue divided the area into north and south while 
Broadway (now Junipero) bisected it into east and west.

In July 1888 the sale of lots began. An advertising brochure highlighted 
the advantages of the lots for commercial purposes, access to the Southern 
Pacific train station in Pebble Beach, and the soon to be completed road 
to Monterey over Carmel Hill.

By the early 1890s Duckworth’s plans began to collapse as the boom of 
the 1880s turned into the depression of the 1890s. He turned to Abbie Jane 
Hunter for assistance, and for a short time business seemed to regain its 
momentum. By 1895, the company had sold some three hundred lots in 
Carmel, mostly in what is now the business district. Sales soon declined, 
however, and Hunter was forced to disinvest as well.

In 1902 James F. Devendorf took over the unsold land from Duckworth 
with the financial backing of San Francisco lawyer Frank H. Powers and 
the two formed the Carmel Development Company with an office at the 
northwest corner of Ocean and San Carlos. 

Early Develop Downtown
One of their first projects was to move the Hotel Carmelo closer to the 
beach. The two-story, wood-frame structure was partially dismantled 
and rolled down Ocean Avenue on logs to Monte Verde where it became 
the core of the Pine Inn. 

One of the first businessmen to settle in Carmel was Louis Slevin, who 
arrived with his mother in 1902. Slevin opened the first general mer-
chandise store, served as the first official postmaster, first express agent, 
and first city treasurer. 
By 1905 there were seventy-five residents, several stores, a restaurant, 
a school and hotel. After the 1906 San Francisco earthquake lots sold 
more vigorously as displaced San Franciscans looked for a new place 
to live. By 1913 there were approximately 550 permanent residents and 
thousands of summer visitors.

Commercial services catering to residents and tourists lined both sides 
of Ocean Avenue between Junipero and Monte Verde and the blocks to 

Related document:

This historic overview is adapted 
from the City’s Historic Context 
Statement, to which an update is 
forthcoming. Some references to 
existing businesses may be out of 
date.

Link: placeholder xxxx
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either side between Fifth and Eighth Avenues. In the 1920s and 30s, art 
galleries became a focal point of the business district. 

Expanding Businesses
By the 1940s, Carmel had very few businesses that catered solely to lo-
cal residents, such as pharmacies, hardware stores, and medical offices. 
The Ocean Avenue Business District contained more shops dedicated to 
tourists than residents. In the early 1940s, City Council voted to abolish 
parking on the median of Ocean Avenue. Nationally renowned land-
scape architect Thomas Church redesigned the median with stone walls, 
shrubs, and flowers.

The 1951 city directory lists nine hotels and twenty-one restaurants, such 
as Blue Bird and Carmel Restaurant on Ocean Avenue and The Tuck Box 
still active on Dolores. Nineteen clothiers, such as Bandbox and The Hour 
Glass on Ocean Avenue, and Viennese in the Seven Arts Court building, 
sold mostly high-end clothes. 

Seventeen gift shops were in the downtown; there was Wee Bit of Scan-
dinavia on Sixth, The Burlwood Shop on Ocean Avenue, and Denslow’s 
on Lincoln. The Carmel Art Shop on Ocean, The House That Jack Built 
on Dolores and Sixth, and Village Jewelers all specialized in jewelry. 
The Gardener’s Friend sold horticultural supplies on Fifth Avenue near 
Mission. Only a single art gallery was listed: the Carmel Art Association 
gallery on Dolores between Fifth and Sixth. 

The Carmel Dairy on Ocean Avenue, an institution in Carmel since 1932, 
closed after World War II and the space was subsequently leased for use 
as a soda fountain. In 1953 Italian grocer Joe Bileci moved his Mediterra-
nean Market from San Carlos Street to the Carmel Dairy building. 

Growth in Accommodations
In 1956, the city directory shows a jump in the number of motels to 
twenty-six, in addition to eight hotels and various guest houses. Seven 
additional restaurants appeared, including Birgit & Dagmar and Gene 
& Parvin’s on Dolores. There were twenty-three gift shops, up from 
seventeen in 1951. The largest increase in business were in the clothier 
category: thirty-five clothiers were listed, under such whimsical names 
as Bib ‘n Tucker on Ocean, and The Best from Britain on Lincoln. Two 
art galleries joined the Carmel Art Association: Artists Guild of America, 
Inc. on Monte Verde and Morgan M. DeNeale Studio on Lincoln. And 
five artists listed themselves in the city directory, including Mrs. Joyce C. 
Nielsen on San Carlos, John O’Shea on Vista and Ling Fu Yang on Dolores.

Two large-scale commercial development projects in the 1950s sparked 
controversy. Carmelites opposed the Jade Tree Motel on Junipero Street 

History of Development, continued...
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for both its height and massing. The second controversial project was 
Carmel Plaza on Ocean Avenue. The largest commercial development 
in Carmel up to that point, the shopping center covered an entire block 
and was three stories in height.

The 1960s
By 1963, city directories showed the number of hotels and motels had 
increased to forty-six. There were thirty-two restaurants. The Village 
Corner appeared on Dolores and Sixth, in addition to Anzel’s Café on 
Ocean and The Little Swiss Café on Sixth. Gift shops, thirty in all, were 
often styled with Asian and Scandinavian themes, contributing to the 
village’s fantastical international feel, which was very much a construct 
of the business community. Examples of this include Kjell of Norway and 
The Little Shanghai Shop on Dolores and Kon-Tiki Imports on Ocean. 
Thirteen art galleries appeared between 1956 and 1963, including The 
Louvrette Gallery on Lincoln and Zantman Galleries on Sixth. The Gar-
dener’s Friend was still supporting the gardening community on Fifth 
Avenue. Continuing along a historical trend, there were fifty clothiers 
listed in the directory.

Architectural Styles
Much of the unique character of Carmel-by-the-Sea results from the 
Arts and Crafts influence coupled with an appreciation of the City’s 
natural environment. In the commercial district sidewalks curve and are 
frequently interrupted by trees and mini-parks. Most shops and busi-
nesses are built to face sidewalks or courtyards. The use of open space 
encourages pedestrian exploration and movement. Natural materials, 
open spaces and landscaping are noteworthy features.

Most of the commercial buildings built prior to 1940 are located on Ocean 
Avenue and Sixth and Seventh Avenues between Mission and Monte 
Verde Streets. They consist primarily of two story reinforced concrete 
and wood frame buildings in a variety of architectural styles with retail 
and/or gallery space on the ground floor and office space and artist’s 
studios on the upper floors.

Building during all periods of Carmel’s development, hotels, inns, and 
lodges reflect a range of architectural preferences. Built in 1929, The Cy-
press Inn, formerly called La Ribera Hotel was built specifically for the 
purpose of lodging. Oakland architects Blain and Olsen were responsible 
for its Spanish Colonial Revival design, highlighted by a lavish stucco 
entry, tower, generous use of tile, and a flower-strewn patio.

Commercial buildings in the business district also display wide archi-
tectural variations. Generally, buildings are one to two stories in height 
and form contiguous street faces, interrupted by frequent courtyards. 

History of Development, continued...
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Intercommunication between courtyards is possible in several places. 
Window boxes and decorative paving are frequently employed.

Many older commercial buildings retain features associated with the 
Italianate and commercial false front styles. These include second story 
bay windows, double-hung sash windows, board-and-batten and tongue-
and-groove siding, quoins, and paneled and glazed doors. The building 
housing the Carmel Bakery, located on the south side of Ocean Avenue, 
exhibits these characteristics. 

Construction which took place under the influence of the architectural 
revivals of the 1920s left the most lasting imprint on the character of the 
business district. Both the Spanish Colonial Revival and the Tudor Revival 
were employed. The Spanish styled buildings feature ornate wrought 
iron and carved wood detailing and generous use of colorful glazed tile. 
Patios and courtyards spaces, arcades, and towers are accents.

The courtyard complexes, Las Tiendas (1921) and El Paseo (1927), are 
among the best exponents of this genre of commercial construction. 
Other notable Spanish buildings include the China Art Center (1929) on 
Dolores and the Mediterranean Market (1932) on the corner of Ocean 
and Mission. 

Hugh Comstock’s Tuck Box (1926-29) on Dolores symbolized Carmel’s 
love affair with the quaint and the picturesque to many visitors. Like 
his residential “doll houses,” the Tuck Box employs steep gables with 
uneven rakes, rolled eaves, and a capricious combination of shingles, 
bricks, Carmel stone, stucco, and wooden half- timbering. Other Tudor 
Revival commercial buildings such as the southeast corner of Ocean 
and Monte Verde were more conventional in their use of half-timbering, 
vari-colored brick, and multi-paned casement windows.

History of Development, continued...
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A sampling of Architectural Styles

Adobe Revival Art Deco Craftsman

Fairytale French Revival Medieval

These are some of the styles listed in the City’s Historic Resources Survey.
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Fairytale Mid-century Monterey Revival

Post WWII Pueblo Revival Spanish Revival

Tudor Revival VernacularStorybook
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Defining Features of Downtown 
These are aspects of downtown that are a part of its context:

Downtown as a Whole 

Subordinated: No one thing is attention-grabbing; a building fits within 
the context of its block, its neighborhood and the city at large. 

Exploratory: There is a sense of discovery along each street. One must 
experience a block in space and time, by moving along or through it. 

Historic: A rich mix of historic and other traditional buildings, represent-
ing a range of styles is found throughout the downtown.

Pedestrian-friendly: Buildings are human-scaled with details at the street 
level that invite exploration.

Open and welcoming: Storefronts, courtyards and landscapes enhance 
the interplay of indoor and outdoor spaces. 

Landscapes

Informal: Landscapes that extend the forest character in downtown, 
especially along its edges where it abuts single family neighborhoods.

Walkable: Landscapes are pedestrian-scaled and enhance the public 
realm. 

Connected: Properties connect to the public right-of-way with inviting 
landscape details. 
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Architecture
Genuine: A sense of authenticity is conveyed in building materials and 
design. 

In scale: Buildings are human-scaled in their forms, materials and details.

Crafted: Buildings are of high quality and durable. This is expressed in 
design details. 

Diverse: There is variety in the range of building styles that fit in down-
town.

Nestled: Buildings fit in with and are subordinate to the setting.

Note:

Human scale describes how 
a person perceives a building 
element or a group of building 
elements in relation to themselves. 
A person relates better to building 
features that are of a size and scale 
similar to them. 

Defining features, continued...
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Understanding “Context”
The Design Guidelines emphasize respecting those traditional charac-
teristics that are valued by the community and which occur at different 
scales of perception, each of which must be considered. This begins with 
a city-wide view and progresses down to more focused scales.

The City
The defining characteristics of Carmel as a whole are fundamental parts 
of the context for any project.

The Neighborhood
The traditional character of the neighborhood is part of the context. 
In the downtown, this typically corresponds to the individual zoning 
districts. 

The Block 
The traditional features of the block in which a site is located also is a 
part of the context. This includes the parcels along the same side of the 
street as that of the site itself as well as those lots across the street. 

The Site
Respecting the features of the site is also an important part of responding 
to context. Well-established vegetation as well as the topography itself 
are important features that should be considered at this scale. 
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PART THREE;
GUIDING PRINCIPLES
1. Restore and enhance the forest in all improvement  
projects: private, public, and otherwise.

•	 Plan all landscapes in both the public and private realms to 
continue the character of a Village in a Forest.

2. Subordinate every built structure to the character 
of the forest, natural environment, and to the natural 
features of its own site.

•	 Downtown, buildings are more prominent, but landscapes 
remain important.

•	 Use drought-tolerant plants and fire-resistant materials.

3. Keep every built structure modest and simple.
•	 Design buildings  to be human-scaled and fit their context.
•	 Avoid repetition in building designs and site features. 
•	 Express individuality in subtle ways while respecting 

surroundings.

4. Retain and build upon Carmel’s architectural 
heritage.

•	 Preserve recognized historic resources.
•	 Conserve other traditional buildings.

5. Fit every built structure within its context.
•	 Key design factors include: 

Building size (height and width) 
Building form and proportion 
Percentage of solid-to-void (ratio of windows to wall) 
Building materials 
Roof form 
Color 

6. Design every property with authentic and consistent 
details.

•	 Convey excellence in their materials and execution. 
•	 Use natural materials and others that are similar in character.

Related document:

The City of Carmel General Plan

Link: xxxxxxxx

Note: 
This section repeats the 
Guiding Principles that appear 
at the front of this document 
and provides added detail 
about how they apply to 
downtown Carmel.
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PART FOUR:
DESIGN GUIDELINES FOR ALL 
OF DOWNTOWN
Part Four provides design guidelines applying to all zone districts in the downtown, in ad-
dition to the preceding Guiding Principles. The guidelines anticipate new projects that will 
accommodate more housing as a part of the City’s housing goals. This may occur in upper 
floors of commercial buildings as well as multifamily structures.

Contents: 
Working with Topography		  23
Pedestrian-friendly Environment		  24
Outdoor Spaces		  25
Building Placement and orientation		  27
Conservation of Traditional Buildings		  28
Architectural Character		  29
Building Mass and Scale		  31
Building Materials				    34
Building Color		  39
Street Level Interest		  40
Entrances & Windows		 41
Awnings and Canopies		 43
Balconies		  44
Architectural Details		  45
Building Lighting		  46
Utilities and Service Areas		  47
Security Devices		  48
Energy Efficiency and Sustainability	 48
Auto Access and Parking		  49
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Working with Topography
Maintaining natural slopes in downtown is encouraged, especially along 
edges abutting single family neighborhoods.  The manner in which a site 
is excavated for a building foundation and the way in which grades are 
treated therefore important considerations. 
 
1.1.	 Minimize the extent of excavation and fill on a site.

•	 Site design should follow the natural contours of the site. Where 
construction on a steep slope is necessary, step the foundation 
and building forms to follow the contours.

1.2.	 Minimize the visual impacts of retaining walls, garden walls 
and other foundation structures as seen from the public way.
•	 Use a stepped building foundation that follows site contours.
•	 Avoid a design that requires a tall retaining wall, terracing 

or revetments that will be visible from the public way when 
feasible. 

•	 An exception is for underground parking structures.
Avoid abrupt changes in grade on the 
site and between adjoining properties.

Use a stepped building foundation that follows site contours.

Related guiding principles 
(See p.xx):

 #1. Restore and enhance the 
forest...

#2. Subordinate structures to 
the forest...

#3. Keep structures modest...
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Pedestrian-friendly Environment
Maintaining and enhancing the welcoming pedestrian environment 
downtown is a fundamental concept. This includes a rich diversity of 
architectural details and landscapes which are accented with active 
outdoor spaces and framed with buildings that convey a human scale. 
This invites exploration by pedestrians which is essential.

1.3.	 Provide a welcoming sense of discovery along the street.
•	 Maintain variety and diversity of features at the street level.
•	 This includes window displays, inviting building entries, 

landscaped areas and architectural details.

1.4.	 Create inviting intra-block walkways when conditions 
merit. 
•	 An intra-block walkway is required for commercial, mixed-use 

and limited commercial projects when:
-	 The width of a building frontage is three or more lots or 75 

feet or more, and
-	 When it will connect with other passageways or outdoor 

spaces in the block (either planned or existing).
-	 See guidelines that follow for details about the design of 

passageways.

Provide a welcoming sense of discovery 
along the street.

Include window displays, inviting 
building entries and landscaped areas.

Provide an inviting walkway through 
a site which connects with other 
pedestrians ways when conditions merit. 
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Outdoor Spaces 
Courtyards, plazas and intra-block walkways are important assets 
downtown. They are accents in the fabric of downtown and providing 
them is encouraged.

1.5.	 Provide outdoor spaces to enrich the interplay between in-
door and outdoor activities and to enhance the pedestrian 
experience. 

          Appropriate outdoor spaces are:
•	 Forecourt 

-	 This is an outdoor space directly facing onto a street.
-	 The proportion of the opening should not exceed 30% of 

the site frontage to maintain the sense of street wall.
•	 Interior courtyard

-	 This is an open space accessed by a narrower opening at 
the street and oftentimes framed with activities.

-	 Its entrance is a minor break in the street wall and offers 
inviting views to activities in the courtyard itself.

-	 A courtyard should be compatible with the abutting 
architecture in terms of colors and materials.

-	 The size of a courtyard should be compatible with the size 
of the associated building.

•	 Intra-block walkway
-	 This passage leads from the street indirectly through a 

property and connects to other pedestrian ways.
-	 It also should include features that provide visual interest.

•	 Small park or plaza 
-	 This typically includes amenities for pedestrians not 

necessarily associated with uses in an abutting building.

1.6.	 Provide amenities in outdoor spaces to enhance the pedes-
trian experience. 

          Appropriate amenities include:
•	 Seating, plantings, art, and fountains.

A forecourt is an appropriate outdoor 
space.

An interior courtyard is an appropriate 
outdoor space.

Related guiding principles 
(See p.xx):

#2. Subordinate structures to 
the forest...

#4. Build upon heritage...
#5. Fit with context...
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Appropriate outdoor spaces include forecourts, interior courtyards, intra-block walkways and small parks.
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Building Placement and Orientation
Traditionally, buildings in downtown Carmel are arranged in consis-
tent patterns. Most commercial buildings are aligned uniformly along 
a street. This created a “street wall” that is now a key feature. In some 
cases buildings are set back to provide for landscaping in front. New 
infill shall reflect traditional development patterns within the block and 
across the street.

1.7.	 Maintain the alignment of building fronts along the street.
•	 Locate a new building to reflect established alignment patterns. 
•	 Where existing buildings are positioned at the sidewalk edge, 

then a new building shall conform to this alignment. 
•	 In other areas where a landscaped foreground is the context 

(such as for some multifamily buildings), that pattern shall be 
maintained.

1.8.	 Clearly identify a primary building entrance.
•	 Locate a primary entrance to face the street and design it to be 

clearly identifiable.
•	 For a commercial storefront, a recessed entry is preferred.
•	 An entry also may face onto a courtyard.

For a commercial storefront, a recessed 
entry is preferred.

In areas where a landscaped foreground 
is the context (such as for some 
multifamily buildings), that pattern 
shall be maintained.

Maintain the alignment of building fronts along the street.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
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Conservation of Traditional Buildings
Historic resources are important features of downtown. Modifications 
to them should respect the history and traditions of downtown. The 
integrity of these resources should be maintained. Any alteration to 
an existing building should take into account the possibility that the 
structure may meet criteria as a historically significant resource. Other 
buildings may contribute to the design traditions of downtown that are 
not listed as historic resources.

1.9.	  Preserve historic resources.
•	 Note that additional guidelines related to historic resources 

are adopted separately by the City and apply to properties 
recognized as having historic significance as provided in 
Chapter 17.32 of the Municipal Code. 

1.10.	Conserve other properties that convey Carmel’s design 
traditions.
•	 Note that flexibility with some zoning standards may be 

available to encourage reuse of traditional buildings.	

Preserve historic resources.

Preserve historic resources.

Related guiding principles 
(See p.xx):

#2. Subordinate structures to 
the forest...

#3. Keep structures modest...
#4. Retain heritage...
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Architectural Character
Diversity in architectural styles is a part of the design traditions of 
downtown. Some of the earliest buildings reflected regional influences 
of the Bay Area while others emerged with uniquely local flavor. Oth-
ers are examples of international trends. Most responded to the forest 
context and expressed high-quality craftsmanship. These traditions 
should be continued. 

1.11.	 Designing in historic styles is appropriate.
•	 The style should be accurately executed.
•	 Simplified interpretations of historic styles also are permitted.
•	 The building must be in keeping with the historic scale and 

meet all the other relevant guidelines.

1.12.	 Architectural designs  that complement Carmel’s traditions 
are appropriate.
•	 A design that expresses its individual character while also being 

compatible with the neighborhood, is appropriate.
•	 A new building should differ in style from buildings on nearby 

properties to continue the sense of diversity along the block.
•	 A design that exemplifies innovation and the use of skilled 

workmanship in a compatible way  is appropriate.

1.13.	Keep the overall design of a new building or addition sim-
ple and restrained.
•	 Building forms, materials and details that contrast strongly 

within a single building or with neighboring buildings are 
inappropriate.

•	 Design features that overemphasize the visual prominence of 
the building should be avoided.

•	 Avoid complexity in design. Using many different materials or 
excessive details, for example, creates a busy appearance and 
shall be avoided.	

1.14.	Use variations in surface treatments to convey traditional 
building scale in a facade. Use these methods:
•	 Horizontal  belt courses, moldings, cornices and canopies,
•	 Vertical features, such as wall offsets, columns and pilasters,
•	 Changes in window patterns among different modules of a 

building.
•	 These should appear as integral elements of the design, not 

tacked on.

Keep the overall design of a new building 
or addition simple and restrained.

A historic style should be accurately 
executed.

Use variations in surface treatments to 
convey traditional building scale in a 
facade.

ATTACHMENT 3

Page 294 of 498



[ 30 ]	 Part Four: Guidelines for all of Downtown

• Carmel-by-the-Sea Downtown Design Guidel ines  •

Examples of appropriate articulation techniques:

A. Horizontal projecting eave line and bay windows
B. Offsets in wall planes and horizontal projecting eaves and details
C. Second floor projecting forms
D. Horizontal projecting molding at ground level and variation in roof forms
E. Offsets in wall planes and upper floor set back
F. Projecting balcony and horizontal projecting eaves
G. Projecting bay windows at second floor
H. Wall offsets and horizontal moldings

Variations in Facade Articulation

A B C

D

E F

G

H
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Building Mass and Scale 
Each traditional building in the downtown exhibits distinct characteris-
tics of mass, height and degree of wall articulation that contributes to its 
sense of human scale. A new building shall express these same traditions 
of mass and scale.

Human scale describes how a person perceives a building element or a 
group of building elements in relation to themselves. A person relates 
better to building features that are of a size and scale similar to them. 
Articulating wall surfaces and varying building massing help maintain 
the traditional downtown building scale. 

Wall articulation techniques include vertical or horizontal changes in 
wall planes, materials, color, and fenestration patterns. These should be 
used to organize a building into human-size components.

1.15.	Establish a sense of human scale in a building design.
•	 Use vertical and horizontal articulation techniques to reduce the 

apparent mass of a larger building and to create visual interest. 

1.16.	Convey the height of traditional buildings in new con-
struction.
•	 The height of a new building shall appear to be within the 

height range established in the context of adjacent and nearby 
buildings, especially at the street frontage.  

Use vertical and horizontal articulation 
techniques to reduce the apparent mass 
of a larger building and to create visual 
interest. In this example, a building is 
divided into smaller modules that reflect 
the traditional scale of downtown while 
maintaining a consistent design.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Retain heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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1.17.	Provide variation in building height when a building will 
be substantially wider than traditional ones in the area.
•	 Divide it into subordinate modules that reflect traditional 

building sizes. 
•	 This also applies when constructing more than one building 

on a site.

1.18.	Design a new building to reflect traditional building widths.
•	 Where a building exceeds more than one lot in width, use 

changes in design features to reflect traditional building widths. 
Changes in materials, windows, facade heights and variations 
in wall planes shall be used. These shall be applied consistently 
throughout. 

In this conceptual sketch, a new building is represented in yellow. It is organized in 
three modules that reflect traditional lot widths. Wall heights vary at the sidewalk 
edge and some upper stories are set back to reduce perceived size. 

Mass and Scale, Continued...

Use step-backs in upper floors to reduced 
perceived size.
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Rooftop Additions
Rooftop additions are anticipated for some buildings, to accommodate 
housing. A rooftop addition should be visually subordinate to  and com-
patible with the existing building.

1.19.	Design a rooftop addition to be subordinate to the existing 
building.
•	 Set back the rooftop addition to maintain the perceived scale 

at the front of the property.

In this conceptual sketch, an upper floor is added to an existing one-story building. 
The addition is setback to maintain the original scale at the street level.

Mass and Scale, Continued...
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Building Materials
Traditionally, buildings were constructed of natural materials: wood and 
various types of masonry (brick, stone and stucco). This tradition is key 
to the character of the downtown. New materials, including man-made, 
also are used and should reflect the range of textures, modularity and 
finish of natural materials. 

1.20.	The use of natural building materials is preferred.
•	  Traditional materials include wood, stone and stucco, all with 

matte finishes and in muted earth tones.

1.21.	A new material may be used when it is similar in character 
to traditional ones and with appropriate detailing.
•	 An alternative material (including man-made) should appear 

similar in scale, proportion, texture and finish to those used 
traditionally.

•	 A new material shall be applied in a manner that conveys 
a human scale. For example, it should be in modules or 
dimensions that are similar to those used traditionally.

•	 Imitation or synthetic materials which fail to convey the 
character of traditional ones are inappropriate. These include 
manufactured siding with fake, raised-grain finishes and 
synthetic stone products that appear as applied veneers.

•	 Reflective materials, such as mirrored glass or polished metals, 
also are inappropriate as primary materials.

1.22.	Apply a building material in a manner that appears au-
thentic.
•	 A “hierarchy” of building materials should be used, with 

heavier, coarser materials appearing below lighter ones.
•	 For example, a heavier material such as stone shall appear to 

support itself; it should not “float” above a lighter material.
•	 A material should not appear as an applied veneer; instead, it 

should “wrap” around a corner.

Traditional materials include wood, stone 
and stucco, all with matte finishes and in 
muted earth tones.

Apply a building material in a manner 
that appears authentic.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Wood siding
1.23.	Wood siding shall be applied in ways similar to that seen 

traditionally.
•	 Appropriate applications include horizontal clapboard and 

ship-lap siding, vertical board and batten and shingles.
•	 Wood siding should have a weather-protective finish, either 

painted or stained.
•	 Fiber-cement siding that has an appearance similar to traditional 

wood may be used.

Stone
1.24.	Use stone that appears similar in character to that seen 

historically.
•	 The use of Carmel stone or stone similar in color is preferred.
•	 Other stone that is muted in color, similar in scale and has a 

matte or ashlar finish may be used.
•	 Manufactured stone products that appear authentic may be 

used; an application that appears as a veneer or that obviously 
repeats identical masonry units is inappropriate.

•	 Polished stone also is inappropriate as a primary building 
material.

Stucco
1.25.	Stucco may be used as a building material.

•	  Detail stucco in a manner that conveys a human scale.
•	  Stucco that is stained or painted and is either smooth or lightly 

textured is appropriate.

Brick
1.26.	Brick may be used as a building material. 

•	 Brick shall have a modular dimension similar to that used 
traditionally and be of a muted color. 

Concrete
1.27.	Concrete may be used as a building material.

•	 It should be detailed to convey a human scale.

The use of Carmel stone is preferred.

Stucco that is stained or painted and 
is either smooth or lightly textured is 
appropriate.
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Appropriate masonry materials include stone, brick, and clay tiles and fiber cement shingles.
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Examples of inappropriate uses of materials:

A. Veneer of panelized stone material
B. Attached column applied to actual supporting column
C. Panelized materials appearing a stuck on and stucco without detailing
D. Thinly applied strap work
E. Roofing tile attached in a fake manner
F. Stone sitting above a lighter material (wood)

A B C

D E F

ATTACHMENT 3

Page 302 of 498



[ 38 ]	 Part Four: Guidelines for all of Downtown

• Carmel-by-the-Sea Downtown Design Guidel ines  •

Roof Materials
1.28.	A roof material should appear similar to those used tradi-

tionally.
•	 Tiles or shingles similar in scale to those used traditionally are 

appropriate.
•	 The scale of the material unit should be consistent with the 

architectural style.
•	 Wood shingles and clay tiles are recommended.

1.29.	An alternative roof material may be used when it appears 
similar in scale, texture and finish to those seen traditionally.
•	 Synthetic shingles or tiles of composite materials, for example, 

may be used.
•	 These should appear similar in scale to traditional ones.

Appropriate roofing materials include clay tile, concrete and wood shingles and low-
profile metal seamed roofing.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon  heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Building Color
Traditionally, color schemes were relatively muted in downtown Carmel. 
A single base color was applied to primary wall planes. One or two accent 
colors were used to highlight ornamental features, as well as trim around 
doors and windows. The contrast between the base color and trim was 
relatively subtle. An exception is the Tudor Revival, which accentuates 
exposed timbers. That said, the traditions of using limited numbers of 
colors, and muted ones, shall be continued.

1.30.	Base or background colors shall be muted.
•	 Bright high-intensity colors are not permitted.
•	 Use matte or low luster finishes instead of glossy ones.
•	 Non-reflective, muted finishes on all features are preferred.
•	 Paint should be applied as a solid color, without texture or 

mottling. Antiqued and faux finishes are inappropriate.

An accent color should not contrast so strongly as to not read as part of the 
composition. In this example, the contrasting colors appear as a consistent aspect of 
the overall design.

Base or background colors shall be 
muted, as in this example.

Use matte or low luster finishes instead 
of glossy ones.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Street Level Interest
A building should be designed to promote pedestrian interest at the 
ground level. A blank or featureless wall at the street level shall be 
avoided because it diminishes interest and reduces the quality of the 
pedestrian experience. 

The ground floor of a building should be designed to generate activity, 
animate the sidewalk. Transparent windows and storefronts are pre-
ferred. Alternative devices may be used, provided that they also enhance 
street-level interest.

1.31.	Design a building to provide interest at the street level. 
•	 Preferred methods include:

- Inviting building entries 
- Storefronts with views to inside activities
- Architectural details
- Outdoor dining spaces
- Planter boxes
- Climbing plant devices
- Wall artStorefronts with views to inside activities 

provide street level interest.

Architectural details such as this bay 
window and timbering provide street 
level interest.

Planter boxes and climbing plant devices provide street level interest.
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Entrances
A primary building entrance should provide a strong visual connection 
between the public and private realm and invite pedestrian activity. It is 
an opportunity for creativity and individual expression. The entry should 
be clearly recognizable and be in scale with those seen traditionally. 

1.32.	Design the primary entrance of a building to be clearly 
identifiable. 
•	 Orient it to directly face the street or provide a clearly-

identifiable path to it.
•	 Design an entry to be similar in scale and proportion with 

those seen traditionally.

Windows
Window design is an important consideration in establishing a sense 
of scale. Windows often align with others in the block and establish a 
rhythm or pattern of solid and void that visually links buildings along 
the street. 

1.33.		 Use windows to provide a human scale and visual interest.
•	 Finished wood and metal windows are preferred.
•	 Keep windows in proportion to the facade.
•	 Avoid large, undivided expanses of glass on upper floors. 

Design the primary entrance of a 
building to be clearly identifiable. 

Keep windows in proportion to the 
facade.Keep windows in proportion to the 

facade.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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These appropriate entrances add variety and interest to the street and encourage pedestrian activity.
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Awnings and Canopies
Traditionally, awnings and canopies were noteworthy features of build-
ings downtown and their continued use is encouraged. They should be 
simple in detail, and reflect the character of the buildings to which they 
are attached.

1.34.	An awning or canopy may be used.
•	 It should be in character with the building design.
•	 A fabric awning is permitted.
•	 Mount an awning or canopy to accentuate character-defining 

features of the facade.

1.35.	Use colors and materials that are durable and compatible 
with the structure.
•	 Use canvas or a similar woven material.
•	 A  material that has a high gloss finish is inappropriate.

An awning should be in character with the building design, as in this example.

An awning should be in character with 
the building design.

A canopy may be used.

Related guiding principles 
(p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Balconies 
Balconies are a part of the design traditions of downtown Carmel. They 
provide space for outdoor uses and help to animate the street. They also 
can help reduce the perceived scale of a building.

1.36.	Use a balcony to provide variety in wall surfaces, convey a 
sense of scale and provide visual interest.
•	 A balcony shall be consistent with the design of the building.
•	 A balcony shall have a sense of authenticity (not appear tacked 

on).

A balcony that is in character with the building, such as these examples, may be used.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Architectural Details 
1.37.	Use details to convey a human scale.

•	 Architectural details shall have a sense of authenticity and not 
appear to be “tacked on.”

•	 Convey a sense of craftsmanship in architectural details.
•	 Keep details in scale with the building.

Use details to convey a human scale.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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Building Lighting
The character of lighting that on a building is a special concern. Tradition-
ally, exterior lights were simple in character and were used to highlight 
signs and building entrances. Most fixtures had incandescent lamps that 
cast a color similar to daylight, were relatively low intensity and were 
shielded. Although new lamp types are now used, the overall effect of 
subdued, focused building lighting shall be continued. 

1.38.	Minimize the visual impacts of architectural lighting.
•	 Use shielded and focused light sources to prevent glare.
•	 A light fixture shall be subdued.
•	 Use exterior light sources with a low level of luminescence.
•	 Use lights that cast a similar color to daylight.
•	 Use lighting fixtures that are appropriate to the building in 

terms of style, finish and scale.
•	 See also code: xxxxx

Use shielded and focused light sources to 
prevent glare.

Use lighting fixtures that are appropriate 
to the building in terms of style, finish 
and scale.

Code Reference:

Lighting

Link: xxxxxxx
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Utilities and Service Areas
Service areas should be visually unobtrusive and well-integrated with 
the design of a building and its site. Utilities include junction boxes, 
external fire connections, telecommunication devices, cables, conduits, 
satellite dishes, wireless facilities, HVAC equipment, heat pumps and 
related connections and fans.  These should  be screened from public view.

1.39.	Minimize the visual impacts of a service area.
•	 Orient a service entrance away from public streets and 

sidewalks to the extent feasible.
•	 Avoid locating an exposed utility box in a public passageway.  
•	 Screen a service area or utility box with a wall, fence or planting. 

1.40.	Position a service area to minimize conflicts with other 
abutting uses. 
•	 Minimize noise impacts by locating sources away from other 

uses.

1.41.	Minimize the visual impacts of building equipment on the 
public way. 
•	 Locate mechanical equipment out of view, screen it or paint it 

to match the building. 
•	 Do not locate equipment on a primary facade.  
•	 Locate utility lines and junction boxes on secondary walls, and 

group them to the extent feasible.
•	 Group utility lines in conduit, and paint these elements, to 

match the existing background color.
•	 Use low-profile or recessed mechanical units on rooftops. 

Avoid locating an exposed utility box in 
public passageways.

Integrating a fire connection into the architecture is appropriate.

Code reference:

Underground parking and related 
ducting requirements

CMC 17.14.210.F.4

Link: xxxxxxxx
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Security Devices 
Security devices designed to prevent vandalism should be inconspicuous. 
Examples are expandable gates and window bars.

1.42.	Minimize the visual impact of security devices on windows.
•	 Locate a security device inside a storefront instead of on the 

exterior. 
•	 Use devices allow views to the inside. 
•	 Opaque, roll-down metal screens are inappropriate.
•	 Decorative security devices may be used when they complement 

the architectural style.

Energy Efficiency and Sustainability
Conservation of energy is a key objective. The design process should 
include an evaluation of assets of the site to maximize energy efficiency 
and conservation. It should consider seasonal changes in natural light-
ing and ventilation conditions. A design shall also take into account the 
potential effect on an adjoining property, in terms of its solar access. 

1.43.	Take advantage of energy saving and generating opportu-
nities.
•	 Design windows to maximize daylighting into interior spaces. 
•	 Use exterior shading devices to manage solar gain in summer 

months. For example, use operable awnings on storefronts to 
manage changes in light conditions.

•	 Incorporate a renewable energy device, including a solar 
collector or wind turbine.

•	 See also City regulations related to reuse of demolition materials.

Security bars that are permanently 
mounted on the exterior are 
inappropriate.

Code reference:

Demolition materials

Link: xxxxxxx
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Auto Access and Parking
The visual impact of surface parking shall be minimized. On-site park-
ing must be subordinate to other uses and the front of the lot shall be 
screened.

1.44.	Minimize the visual impact of surface parking.	
•	 Locate a parking area at the rear or to the side of a site or to the 

interior of the block. 
•	 Locate a surface lot so it will minimize gaps in the continuous 

building wall of a block.

1.45.	Provide a visual buffer where parking abuts a public way.
•	 Use a landscape strip with a combination of trees and shrubs. 
•	 A low, decorative wall also may be used. Minimize the visual impact of parking.

Provide a visual buffer where a parking lot abuts a public way.
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PART FIVE:
DESIGN GUIDELINES FOR SPECIFIC 
BUILDING TYPES
Part Five  provides design guidelines that apply to specific building types which may occur in designated zon-
ing districts in downtown Carmel. They apply in addition to the preceding design guidelines for all projects. 

Commercial and Mixed-use Buildings		  53
Limited Commercial Buildings	 54
Multifamily Buildings	 55
Hotels and Inns 		 57
Institutional Facilities	 58
Single Family Houses	 58
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Commercial and Mixed-Use Buildings
Commercial and mixed-use buildings have storefronts at the ground 
level which are located at the inside edge of the public sidewalk. Upper 
floors typically have a lesser proportion of window to wall than the 
ground level.

Building form
Similarity in building forms contributes to a sense of visual continuity 
in commercial and mixed-use areas of downtown Carmel. In order to 
maintain this feature, a new building should have a basic form that is 
similar to those seen traditionally. 

1.46.	Use a building form that is similar to those seen tradition-
ally.
•	 A simple rectangular form is appropriate.

Roof form
1.47.	Flat and pitched roof forms may be used on commercial 

and mixed-use buildings.
•	 The roof form shall be consistent with the style of the building.
•	 A fake mansard or other roof form that appears to be tacked 

on is inappropriate.

Windows
1.48.	The ratio of window to wall shall be similar to those seen 

traditionally in commercial and mixed-use buildings.
•	 The first floor shall be more transparent than upper floors.
•	 Upper floors should have window openings that appear to be 

“punched” rather than have large expanses of glass.

Simple rectangular and gabled forms are 
appropriate.

Flat and pitched roof forms may be used 
on commercial and mixed-use buildings.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
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Limited Commercial Building Type
This form is similar to the Commercial and Mixed-use forms in terms 
of massing, materials and orientation to the street. It differs in that the 
percentage of window to wall at the street level usually is less than those, 
because of the limited amount of retail that is permitted.

Building Placement & Orientation
1.49.	Locate the façade at the sidewalk edge. 

•	 Some variation in setbacks is appropriate to provide room for 
landscaping.

Building Form
1.50.	The building form should be similar to that of a commercial 

building.

Roof Form
1.51.	A variety of roof forms is appropriate for a Limited Com-

mercial  building.
•	 Flat roofs and pitched roofs and their combinations are 

appropriate.

Windows
1.52.	A lower ratio of window to wall than Commercial and 

Mixed-use building types is appropriate.
•	 However, providing pedestrian interest at the street level should 

not be compromised. Use landscaping and architectural details 
to enhance appeal.

Related guiding principles 
(p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...

ATTACHMENT 3

Page 319 of 498



Part Five: Guidelines for Specific Building Types	 [ 55 ]

• Carmel-by-the-Sea Downtown Design Guidel ines  •

Multifamily Buildings 
Multifamily buildings typically occur in two forms. One relates to tra-
ditional single-family residential houses; the other relates to traditional 
commercial buildings. They are described below.

The Multifamily House
The “Multifamily House” form, is similar to a single family home, 
although it is larger. It is particularly appropriate in locations that abut 
single family zone districts.

Building Placement & Orientation
1.53.	A Multifamily House form shall be set back from the front 

property line to provide space for landscaping.

Roof Form 
A Multifamily House shall incorporate some pitched roofs.

A Multifamily House form shall 
incorporate some pitched roofs.

A Multifamily House form shall be set back from the front property line to provide 
space for landscaping.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
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The Mixed-use Multifamily Building 
The Mixed-use form has many features similar to commercial 
buildings but may have less transparency at the street level. It is 
particularly appropriate in locations that are in or abut commercial 
zoning districts.

Building Placement & Orientation
1.54.	Locate the façade at the sidewalk edge. 

•	 Some variation in setbacks is appropriate for landscaping.

Roof form
1.55.	A variety of roof forms is appropriate for a Mixed-use Mul-

tifamily building.
•	 Flat roofs and pitched roofs and their combinations are 

appropriate.

A flat roof is an appropriate form for a Mixed-use Multifamily building.

Some variation in setbacks is appropriate to provide room for landscaping.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...

ATTACHMENT 3

Page 321 of 498



Part Five: Guidelines for Specific Building Types	 [ 57 ]

• Carmel-by-the-Sea Downtown Design Guidel ines  •

Hotels and Inns
Two types of building forms are typical of accommodation uses. The 
Hotel form is usually one structure while the Inn form may have 
several buildings. In all cases, the objective is to maintain an inviting 
pedestrian-oriented street edge. 

Hotels
The Hotel form is one mass, but with variation in wall planes and other 
means of articulation of the façade to provide a pedestrian-friendly scale. 
It typically has one primary entrance. It may include courtyards, terraces 
and balconies. Parking is usually off site or may be hidden.

Building Placement & Orientation
1.56.	Locate the façade of a Hotel building form at the sidewalk 

edge.
•	 Some variation in setbacks is appropriate to provide room for 

landscaping The building front should be located at sidewalk 
edge. 

•	 Parking shall be in the rear, off site or below grade.

Inns
The Inn form may be more auto-oriented. It may consist of several sep-
arate buildings. Having some structures at the street edge is preferred.

Building Placement & Orientation
1.57.	Locate a portion of an Inn at the sidewalk edge.

•	 When there are two or more buildings, a combination of a 
building(s) at the street with others set back may be used.

•	 A primary entrance to public use areas should face the street.
•	 Locate some active uses along the street edge when feasible. 

This may be a lobby, café, or an outdoor gathering space.

Roof Form
1.58.	The use of pitched roofs for primary building modules is 

preferred.

The Hotel form

The Inn form

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
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Civic (Institutional) Facilities
Civic facilities are found throughout Carmel. Many of these are in A 
zones. They include theaters, museums, churches, schools, libraries 
and governmental offices. Some are public parks or other open spaces. 
Traditionally these facilities were designed to be accents in the village 
fabric, while also following the basic principles of urban design applied 
throughout the community. This tradition of designing civic institutions 
as landmarks that stand apart while fitting in shall be continued. 

1.59.	A civic building shall:
•	 Be located such that it encourages pedestrian traffic in the area
•	 Minimize visual impacts of autos.
•	 Have a primary entrance facing the street or a public space.
•	 Convey a sense of human scale.
•	 Provide a pedestrian-friendly street level.

1.60.	A civic space shall:
•	 Have street edges inviting to pedestrians.
•	 Provide convenient pedestrian connections.
•	 Respect adjacent historic resources.
•	 Include landscape furnishings, such as lighting, benches and 

public art.
•	 Maintain significant view corridors.

Single Family Houses
In some downtown zone districts, single family uses may be permitted 
by the zoning code. In these cases, the single family residential design 
guidelines shall apply.

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
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Part Six:
Landscape Design
Part Six contains design guidelines for landscaping in the downtown. (Note that changes to this section are 
anticipated in response to material that will be included in a forthcoming landscape ordinance.

 The landscape in downtown Carmel includes a variety of conditions, both on private property and in 
the public Right of Way. These features enhance the pedestrian experience and contribute to the sense of 
a Village in a Forest. Continuing these design traditions is a high priority. These guidelines apply to both 
public and private property.

Plantings and Street Trees	 61
Street furniture	 64
Landscaping in the Public ROW	 64
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Plantings and Street Trees
1.61.	Convey forest character in landscape designs.

•	 Even though downtown is more densely built than are the 
R-1 districts, continuing the sense of forest is important 
and therefore  landscaping shall be used in all areas where 
opportunities exist.

1.62.	Design for sustainability in downtown landscapes.
•	 Use native vegetation and drought tolerant varieties as the 

primary planting palette.
•	 Incorporate Low Impact Design features, including rain water 

retention.
•	 See also other landscape regulations in the zoning code 

(including forthcoming landscape ordinance). These may 
specify plant quantities, size and permitted plant lists.

Maintain forest character in landscape 
designs.

Related code:
See forthcoming Landscape 
Ordinance

Link: xxxxxx

Use native vegetation and drought 
tolerant varieties as the primary 
planting palette.

Design for sustainability in downtown landscapes.

Related guiding principles 
(See p.xx):

#1. Restore and enhance the 
forest...

#2. Subordinate to the forest...
#4. Build upon heritage...
#5. Fit with context...
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1.63.	Continue the use of traditional landscape types. 
         These types are appropriate:

•	 Plant beds 
-	 Locate plant beds to add pedestrian interest to building 

setbacks, walkways and courtyards.
•	 Planters and planter boxes

-	 Coordinate their design with that of the building.
-	 Appropriate locations include:
       At the base of a storefront
	 In a courtyard
	 In a walkway or pass-through

•	 Yards
- 	 These should be limited in size and designed to conserve 

water.
- 	 Appropriate locations include:	 In front setbacks, especially 

for multifamily buildings.

1.64.	Provide paving designs that enhance the pedestrian expe-
rience.
•	 This applies to walkways, pass-throughs and courtyards.
•	 Provide variety in paving patterns and materials to distinguish 

outdoor spaces from adjacent public sidewalks. Appropriate 
materials include:
-	 Paving tiles
-	 Modular pavers
-	 Scored or dyed concrete
-	 Asphalt is inappropriate.

Use landscape types that continue the design traditions of Carmel.
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Trees
Trees in the downtown should be planned to extend the sense of being a 
Village in a Forest. Opportunities to install them are in the public Right 
of Way as well as in private yards and courtyards.

1.65.	Preserve existing healthy trees to the extent feasible.
•	 The City Forester shall be consulted to determine viability.

1.66.	Adding trees in the ROW and in courtyards is encouraged.
•	 See the City Arborist for approved types.
•	 Also reference (forthcoming) landscape ordinance.

Adding trees in the ROW and in courtyards is encouraged.

Preserve existing healthy trees to the 
extent feasible.
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Street furniture
The use of street furniture is encouraged to enhance the pedestrian ex-
perience. This includes private property as well as in the Right of Way.

1.67.	Street furniture shall be in keeping with the design tradi-
tions of downtown.
•	 Appropriate furnishings include benches, chairs, information 

kiosks and waste receptacles.
•	 These should be of high quality and convey a sense of 

craftsmanship.
•	 Wood and painted metal are appropriate materials. They  should 

have a matte finish, painted or stained.
•	 Coordinate the design of street furniture with the that of an 

associated outdoor space or building.

Landscaping in the Public ROW
Landscape designs in the public Right of Way should continue the infor-
mal character of landscapes seen throughout the village.

1.68.	Street trees shall be informally located, not uniformly 
spaced along a block.
•	 Tree grates should be consistent in design throughout the area.
•	 An open area at the tree base with plantings also is an 

appropriate alternative.

Ground plantings
1.69.	Surface planting in the ROW shall continue the forest 

character.
•	 Native and drought tolerant species shall be the predominant 

palette.
•	 Flowering plants are appropriate as accents.

Landscape designs in the public Right 
of Way should continue the informal 
character of landscapes seen throughout 
the village

Native and drought tolerant species 
shall be the predominant palette.
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PART SEVEN:
DESIGN GUIDELINES 
FOR SIGNS
Signs are important elements of downtown  and balancing their func-
tional requirements with the objectives for the overall character of the 
area is a key consideration.  These guidelines that address the qualitative 
aspects of sign design whereas the Sign Code sets prescriptive standards 
for signs. Common signs types found include:

•	 Projecting signs
•	 Flush wall signs
•	 Awning signs
•	 Window and door signs
•	 Hanging signs 
•	 Pole signs
•	 Monument signs

1.70.	A sign shall be subordinate to the building.
•	 Design a sign to be simple in character.
•	 Locate a sign to emphasize design elements of the facade itself.  

1.71.	Sign materials shall be compatible with the character and 
materials of the building.
•	 Do not use reflective materials.
•	 Use permanent, durable materials.

1.72.	Use colors that contribute to legibility and design integrity.
•	 Limit the number of colors on a sign. Generally, do not use 

more than three colors.
•	 Vibrant colors are inappropriate.

1.73.	Using a symbol for a sign is encouraged.
•	 A symbol sign adds interest, can be read quickly and is 

remembered better than written words.

A hanging sign is appropriate.

Pictograph and symbol signs are 
encouraged.

Code Reference:

Commercial District Signs - 
Section 17.40.030

Link: xxxxxxx
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A projecting sign is appropriate.

A flush wall sign is appropriate. Use colors that contribute to legibility 
and design integrity.

Pole sign

Related guiding principles 
(See p.xx):

#3. Keep structures modest...
#4. Build upon heritage...
#5. Fit with context...
#6. Design with authentic 

details...
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APPENDICES
(Forthcoming)
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Appendices, continued...
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Credits
(Forthcoming)
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February 2023

The Design Traditions of Carmel

Readers Guide 
to

Public Review Drafts

Residential Design Guidelines
and

Downtown Design Guidelines
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The Public Review drafts of these documents are now available. 
This is a brief guide for readers. Since these documents are still works-in-progress, this guide explains some 
of the formatting and the basic approach to the documents.

About the design guidelines
The Public Review Draft of the Residential Design Guidelines is an update. It builds on the City’s existing 
residential design guidelines document by incorporating comments received from the community over 
multiple meetings, the project Steering Committee, City Council and the Planning Commission as well as 
City staff.   The direction for this draft was first established in a Strategy Paper, which was released in the 
Fall of 2022, and ultimately approved by the City Council. The Public Review Draft of the Downtown Design 
Guidelines also builds on the existing guidelines, but is a more substantial update. Existing guidelines state-
ments are incorporated as high level policies with more detail added for many design topics.

Providing Comments
Comments on these Public Review Drafts will be collected in a forthcoming community workshop and from 
the project Steering Committee. Direction also will be received in study sessions with the Planning Com-
mission and City Council. Revisions will follow and the documents will be re-published to be considered 
for adoption by the Planning Commission and City Council. Further revisions may be determined at these 
adoption hearings.  In other words, there is still opportunity for revisions, because there are still several 
steps remaining in the public process.  

Use of red font
At the onset of this project nearly a year ago, the City Council adopted the moniker of “Design Traditions 
1.5”.  This was done very intentionally to communicate that their vision for the project was to update and 
refurbish the existing guidelines, not throw them away and create new ones.  With that in mind, much of 
the existing guidelines text is retained in this draft, however in some cases words are changed for added 
emphasis and strength. For example, many existing guidelines use the word “should,” even when compli-
ance is expected. In those cases, the word “shall” has replaced “should.” This change is shown in red font 
for this public review draft. In some areas, whole new blocks of text are added. These also are shown in red 
font. Later, the red text will be converted to black for consistency. Other minor text edits that are intended 
to refine language but not change intent are not shown in red.

Improving Wayfinding
Through the public process, we learned that there is a concern about how readers negotiate the design 
guidelines. These new way-finding helpers have been included throughout the documents in an effort to 
make them more user friendly.

Footers for the different parts in the documents
The documents are divided into different parts, each covering a specific range of topics. Footers 
identify which of the parts of the documents that the reader is in.
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Mini Tables of Contents for each Part of the document
A divider page appears at the beginning of each of the Parts of the documents and it includes a 
more detailed table of contents for that section. 

Margin boxes
Boxed notes now appear in the margins, and provide references to other documents, policies and 
regulations, along with active hyperlinks (to be added later) to them online.

“Continued…” note
When an individual design topic continues onto another several pages, a margin note is placed at 
the top of the outside column indicating that the topic continues. 

Hyperlinks forthcoming
In order to facilitate quickly accessing related sections within the guidelines document and to reach other 
related codes and regulations, hyperlinks will be provided. By clicking on the link, readers will be taken 
directly to the other material. These links will occur in two forms: 

(1) Links to related material in other sections within the design guidelines.  These links will take you 
directly to the referenced section of the document.   
(2) Links to relevant sections of other documents on the web (such as the Zoning Code Chapter 
17within the Carmel Municipal Code, or the City’s General Plan).

The hyperlinks are not in the Public Review Drafts. They will be created once the text is finalized.

Relationship to a forthcoming landscape ordinance
A draft of a new landscape ordinance is currently underway. This will affect the content of the design 
guidelines. If some of the landscape guidelines in these drafts are determined to be redundant with the 
new landscape ordinance, that language will be removed or revised to point users to the ordinance. At 
present, the material remains in these drafts of the guidelines to assure that the ideas are considered as 
the ordinance is developed.

Relationship to forthcoming zoning code revisions
Some zoning code revisions are being considered concurrently with the update to the design guidelines. 
These include a potential Bulk Plane (Building Envelope) standard that could replace the volumetric mea-
surement in the existing code for single family residential areas. Cross references to those new code provi-
sions will be added as appropriate in the next draft.

Photographs
Photographs appear throughout the document. Many of these illustrate appropriate design solutions. 
Some others illustrate inappropriate designs. These are usually from outside of Carmel. In a few cases, a 
“placeholder” may indicate the intent to add a photograph that was not available in time to be included in 
the Public Review Draft.
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Strategy Paper

INTRODUCTION TO THE STRATEGY PAPER 
Carmel is engaged in updating its Design Guidelines for its residential areas and the downtown. The 
guidelines are key tools in shaping the character of the community and are used in the Design Review 
process that is part of project permitting. This project also includes potential revisions to some zoning code 
standards that influence design. The existing Design Guidelines were produced as part of the city’s “Design 
Traditions Project” in 1997 through 2001 and therefore this update is named “Design Traditions 1.5” to 
indicate that it builds on those materials. This working paper describes the scope of the edits that are 
proposed to be made to the existing design guidelines and zoning code standards.

Steps in the project 
The Design Guidelines project is being conducted in two phases: The first phase is designed to confirm 
the scope of the amendments to be executed. It includes a review of existing conditions, startup meetings 
with staff and decision-makers as well as community engagement. It culminates with this Strategy Paper, 
which sets the direction for the second phase. In the second phase, formal revisions to the documents 
will be drafted and submitted for public review and then will be considered for adoption by the Planning 
Commission and City Council.  

Structure of the Strategy Paper 
This Strategy Paper describes revisions to the Design Guidelines and zoning code that are recommended. 
It outlines the general approach to the revisions and provides some examples of specific changes to be 
made. The material is presented in these sections: 
	 I. 	 Design in Carmel: Its Design Traditions 
	 II. 	 Respecting Carmel’s Design Traditions
	 III. 	 Current Issues 
	 IV. 	 Summary of key recommendations 
	 V. 	 Strategy for the Downtown Design Guidelines 
	 VI. 	 Strategy for the Residential Design Guidelines 
	 VII. 	 Strategy for zoning code amendments 
	 VIII. 	 Strategy for review process and administration amendments
	 IX.	 Next steps 

How the Strategy Paper was developed 
A working team of city planning staff and consultants developed the Strategy Paper, with advice from a 
project Steering Committee appointed by City Council. The recommendations reflect information collected 
from many sources. This includes initial study sessions with the City Council and the Planning Commission 
as well as important information gathered from community outreach and meetings and from other city 
departments.  

In June 2022, members of the community engaged in two workshops in which they conveyed their ideas 
about community character and the various design variables that influence compatibility. Many participants 
met at the Sunset Center while others joined online. The first workshop, held on June 21, focused on 
residential areas. The second workshop occurred the following day and focused on the downtown. DRAFT
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Previously in 2018 and 2019, a working committee of the Planning Commission developed suggestions for 
amendments to guidelines and zoning and these also were reviewed. Comments received from individual 
citizens in letters, emails and phone calls also informed the recommendations. Finally, the city posted an 
on-line survey in mid-July 2022. More than 350 respondents participated in the survey and that information 
was analyzed.  

How the Strategy Paper will be used 
The intent of this paper is to outline potential revisions to the Design Guidelines and zoning code 
standards. The community will have an opportunity to comment on the recommendations in a forthcoming 
workshop tentatively scheduled for early October, 2022. The Planning Commission and City Council will 
then provide direction to the project team about how to proceed with drafting the proposed revisions.
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I. DESIGN IN CARMEL: ITS DESIGN TRADITIONS 
The Design Guidelines and standards in Carmel focus on maintaining the community’s unique character 
which is so highly cherished. Some features are listed below which people have described as part of 
Carmel’s design traditions and which inform the approach to the revisions. This list will be edited to be 
included in the introductions to the residential and downtown design guidelines in order to inform the 
guidelines that then follow.

Some defining characteristics of Carmel 
Carmel is a Village in the Forest which is: 

NEIGHBORHOOD 
Subdued: No one thing is attention-grabbing; a building fits within the context of its block, its 
neighborhood and the city at large. 

Exploratory: There is a sense of discovery along each street. One must experience a block in space 
and time, by moving along or through it. 

Historic: A rich mix of historic and other traditional buildings, representing a range of styles is found 
throughout the community.

ARCHITECTURE
Genuine: A sense of authenticity is conveyed in natural building materials and design. 

In scale: Buildings are human-scaled in their forms, materials and details.

Crafted: Buildings are of high quality and durable. This also is expressed in design details of 
buildings. 

Diverse: There is variety in the range of building styles that fit in with the character of being a Village 
in the Forest.

Nestled: Buildings fit in with and are subordinate to the forest setting.

LANDSCAPES
Informal: Landscapes contribute to the forest character.

Walkable: Landscapes are pedestrian-scaled and enhance the public realm. 

Connected: Properties connect to the public right-of-way with landscape details that extend the 
forest character. They are not walled off. 

DOWNTOWN
Pedestrian-friendly: Buildings are human-scaled with details at the street level that invite 
exploration.

Open and welcoming: Storefronts, courtyards and landscapes enhance the interplay of indoor and 
outdoor spaces. 
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Factors that may distinguish one neighborhood from another: 
While many characteristics of Carmel are “universal” in that they appear throughout the entire village, 
differences exist among neighborhoods. For example, most residential streets are similar in their forested 
character but some streets near the Mission are more open. Another example is along Scenic which has its 
own distinguishing features. Some of the variables that may define different neighborhoods, or “contexts” 
are listed below. These factors will be edited to be included in an introduction to the Design Guidelines 
discussing how to consider the context of a project:

1. The amount of light available: This relates to the character of the tree canopy and street widths.

2. The extent of the tree canopy: Most streets are intended to have a sense of enclosure with a 
healthy tree canopy, but a few were planned to be more open, such as in the Mission area. 

3. Street widths: This influences where on-street parking occurs and street edges are treated. Most 
are of similar widths, but narrower ones exist and others are wider, such as near the Mission.

4. Variations in topography: This may be in the slope of a street itself or of lots, which may occur as 
“uphill” and “downhill” conditions. This influences the location of garages, how building forms may 
be stepped on a site and the way in which view opportunities exist.

5. Street layout: Most street are laid out in a grid with informal street edges. A few actually are laid 
out with curves such as Ridgewood Rd. and a portion of 14th Avenue.

6. The different phases in which the City has developed: Carmel City began in 1888 as a community 
of approximately 40 blocks. It more than doubled with annexation in 1900 of the Pescadero Canyon 
area and the Original Carmel-by-the-Sea in 1902. Other lands were added during the 1920s and 
1930s until more than 200 blocks were included. The last annexation occurred in 1967. To some 
extent, differences in the periods of construction appear in the architectural styles found in these 
areas.
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II. RESPECTING CARMEL’S DESIGN TRADITIONS
While there are many aspects of the character of Carmel that are to be addressed in the Design
Guidelines, there are some high level design principles that apply citywide and that set the stage for the
Design Guidelines. They are Guiding Principles for respecting Carmel’s Design Traditions which each
improvement project should meet. Those principles are listed below. This list will be edited to be included in
introductory material to the design guidelines.

1. Maintain a healthy forest character: Plan landscapes in both the public and private realms
to sustain the Village in a Forest and restore areas that are in need. The compatibility of many
buildings also is improved with more forest-like front yards.

2. Enhance the forest: Provide layers of landscaping (varying plant and tree heights) between the
street and each home and use drought-tolerant plants and fire-resistant materials while continuing
to convey the forest character.

3. Keep it modest: Design buildings and landscapes to be human-scaled and fit in with their
surroundings rather than stick out.

4. Respect historic precedents: Retain traditional buildings that convey the history of the community.

5. Fit with the context: “Remember your neighbors” is an important principle. This varies by
neighborhood. Key design factors include:

• Building size (height and width)
• Building form and proportion
• Percentage of solid-to-void (ratio of windows to wall)
• Building materials
• Roof form
• Color
• Fit with the topography

6. Pay attention to detail: Convey excellence and authenticity in materials and design. Add value
with well-crafted work that is visible to the community and promote the use of natural materials.

7. Encourage a “compatible diversity” in design: Avoid repetition in building designs and site
features. Express individuality in subtle ways while respecting surroundings.DRAFT
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III. CURRENT ISSUES 
These are some issues that have been identified and which are addressed in the recommended revisions. 
They are grouped into three categories: (1) Design, in terms of the character of the built environment, (2) 
The Content of the Design Guidelines and standards that regulate design, and (3) Administration, which 
is the way in which reviewers apply the standards and guidelines in the permitting process. 

DESIGN ISSUES

In General:
1. Some recent projects don’t fit in. They don’t respect some of the key design variables that relate 
to fitting in. 

2. How to address diversity in design while maintaining character. Diversity is a part of Carmel’s 
design traditions, but within limits for fitting in. How can one define the range of diversity that is 
appropriate? 

In Residential areas:
3. There is a question about architectural style: Some feel “modern,” or “contemporary” buildings 
don’t fit in. Others point to recent projects that do fit. Is style the issue, or is it the deviation from too 
many key design variables that define Carmel that is the problem (e.g.: Is a new building too visible 
from the street with a lack of appropriate landscaping)? Or is it a lack of understanding of the key 
design variables and how to apply them? 

4. Erosion of forest character is a concern at the upper and lower canopy levels. This occurs in 
various places: 

		  • In the Right-of-Way (ROW) 
		  • In front yard landscaping, between the ROW and a house 
		  • In landscaping on a site in general 

5. Some front yard fences and walls cut off views into yards and weaken the sense of connection 
with the street.

 
In the Downtown:

6. Inappropriate mass and scale of some new buildings and additions in the downtown makes them 
appear too large. Can new buildings that occupy more than one lot fit in while avoiding a sense of 
false facades? What are the key variables that they must respect to do so?

ISSUES WITH THE DESIGN GUIDELINES DOCUMENTS 

In General:
7. More specific “yes and no” examples are needed in the illustrations. This would help users better 
understand the intent of the guidelines. 

8. The documents need to be easier to navigate. 
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9. The Design Guidelines documents need better cross-referencing to relevant zoning standards
and other regulations.

10. More guidance is needed about design in the Right-of-Way. A limited amount of design guidance
is provided in the Design Guidelines documents. Other, more detailed, standards exist in a separate
document which is used by Public Works. How are these best coordinated?

The Residential Design Guidelines:
11. Many topics are already addressed in the Design Guidelines and yet seem to be overlooked
when designs are developed. Is it the lack of clarity or direction in some of the guidelines? Or is it in
their application by owners and those reviewing their designs?

12. Some guidelines lack clarity which complicates their interpretation. They sometimes are vague
or the language is too passive.

The Downtown Design Guidelines:
13. The commercial guidelines lack sufficient detail to provide clear guidance in decision-making.
They were developed separately from the residential guidelines, have a different format and provide
only high-level principles.

14. The current guidelines focus on commercial buildings, but other types are permitted in various
zone districts. Multifamily buildings and hotels are examples. How can the guidelines address
these?

ISSUES WITH ADMINISTRATION OF DESIGN REVIEW 

15. Some people believe that at times the guidelines aren’t followed closely enough during design
review. How can predictability in the review process be improved and how can confidence in the
system be enhanced?

16. Some changes to projects are made during construction without approval. This is primarily an
enforcement issue, but improving clarity in the guidelines could help in determining violations or in
making revisions to approved documents.

17. Some people also have suggested that re-establishing a Design Review Board would improve
the process.DRAFT
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IV. SUMMARY OF KEY RECOMMENDATIONS
This section lists at a high-level some key recommendations for improvement which apply across the board
in both the residential and commercial zoning areas. To some extent they relate to the issues listed in the
preceding section, but not necessarily in a direct one-to-one correlation. More specific recommendations
appear in later sections of this Strategy Paper.

Improve the organizational structure of the Design Guidelines to facilitate their use. 
Currently there are two books of guidelines for residential areas and a third one for the downtown. These 
are recommended actions: 

1. Combine the two residential Design Guidelines documents into one book. Edit the text as needed
and improve illustrations. (See more detailed recommendations that follow.)

2. Develop a separate book for the downtown. This would be a substantial re-write of the existing
document. It should address the different building types found in the four zoning districts that exist
in the downtown.

3. Add more cross references to other codes and regulations. Some cross references exist and
should be updated. Other cross references are needed for newer documents. Referencing the
City’s new Climate Action documents is an example.

4. Improve “wayfinding” in the documents. Include a chart in the introductions to help users
determine which sections to use and add a more detailed Table of Contents.

5. Add more visual examples of appropriate and inappropriate designs. Use “grids” of  images with
examples of appropriate and inappropriate design alternatives. Use sketches or computer models,
rather than photos, where they would be more effective, such as for illustrating massing of new
buildings.

6. Include more narrative text describing how to evaluate “context.”

7. Address Design Guidelines for the ROW. Some brief guidelines addressing the Right-of-Way
are in the existing documents. Other guidelines exist in a separate document that is used by Public
Works. Include some material in the Design Guidelines that speaks at a “qualitative” level and also
reference the existing standards used by Public Works where more prescriptive standards appear.
(The Public Works standards also should be updated as a separate project.)DRAFT
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Improve administration of the Design Guidelines and standards. 
The objectives for improving administration of the Design Guidelines and standards are: (1) To build 
confidence in the review process, and (2) To assure informed, consistent decision-making. These are 
recommended actions:

1. Consider moving some guidelines that address key design variables to the zoning code as
standards that clearly require compliance.

2. Re-establish a Design Review Board. In the recent community survey, respondents rated their
preference for three alternatives for review and decision making:

• Continue to have the Planning Commission conduct design studies. However, enhance
the role of the Planning Commission in design review by providing improved guidelines and
standards. Also use a “checklist” in decision-making to assure that the guidelines are well-
met. Many respondents indicate support for this approach.

• Alternatively, re-establish a separate Design Review Board that can focus specifically
on application of the design guidelines, but have it serve as an advisor to the Planning
Commission, which would continue to make the final decisions. Many respondents also
indicate support for this approach. (Note that the Historic Resources Board serves in this
advisory role for projects in the Downtown Conservation District.)

• A third alternative is to re-establish a Design Review Board and have it make the design
review decisions. A smaller number of survey respondents support this alternative.

When survey responses to the two variations on the type of Design Review Board are considered 
in combination, a significant percentage favor some form of Design Review Board. This alternative, 
along with the first option of continuing with the Planning Commission only, merits further 
discussion.
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V. STRATEGY FOR THE DOWNTOWN DESIGN GUIDELINES
This section summarizes the approach recommended to update the Design Guidelines for Downtown
Carmel. The Downtown actually includes four zone districts: (1) CC - Central Commercial, (2) SC - Service
Commercial, (3) RC – Residential and limited commercial, and (4) R-4 Multi-family residential. While the
Central Commercial zone district forms the core along Ocean Avenue, the area considered Downtown
actually is larger (approximately 20 blocks), with the SC, RC and R-4 zone districts acting as transitions to
the single family neighborhoods. The Design Guidelines must consider all of those districts and the related
building types that can occur in them.

Re-write the Downtown guidelines, following the format of the residential guidelines. 
The focus of the existing Downtown guidelines is on the commercial buildings along Ocean Avenue as a 
design context. They are brief and don’t address several important topics. For example, they don’t address 
building types other than traditional commercial structures. Limited Commercial or Multifamily building 
types that are permitted in some Downtown zone districts are not addressed. 

Language in the existing Downtown guidelines should be brought forward as guiding policies on which 
new, more detailed guidelines will be based. This will assure continuity in policy while providing more clarity 
and predictability. Also add more graphics, including sketches and photographs, to illustrate the guidelines. 
These should show positive and negative examples. 

Focus the guidelines on respecting the valued features of Downtown.
The expanded Downtown guidelines should emphasize these principles: 

1. Successfully meeting all key design variables, including: building size, ratio of solid to void,
materials, roof form, color and proportions
2. Promoting variation in massing and articulation of building form to reduce perceived scale in a
manner that is authentic (not a fake series of false fronts)
3. Using high quality materials
4. Incorporating well-crafted, durable details
5. Assuring street level appeal (landscaping, screening mechanical equipment, etc.) and
pedestrian scale
6. Enriching the interplay between indoor and outdoor spaces
7. Providing a welcoming sense of discovery along the street
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Outline for the Downtown Guidelines 
With the focus of the guidelines in mind, a recommended outline for the Downtown Design Guidelines 
follows. This will be refined at the outset of Phase 2, in which a draft of the guidelines will be produced. 

1. Introductory material
a. How to use the guidelines
b. How they are organized, etc.
c. Relationship to other regulations and permitting processes

2. Design character of downtown
a. A description of styles found traditionally in the downtown
b. A description of key features which are valued and should be respected in all work in the
downtown

3. Key principles that all projects should follow, including…
a. Maintain street level interest
b. Maintain the perceived low scale of buildings
c. Encourage use of natural materials
d. Accommodate a diversity of design within a range that is compatible
e. Respect the topography

4. Guidelines for all building types
a. Materials
b. Street level interest
c. Awning and canopies
d. Lighting
e. Service areas
f. Utilities and rooftop equipment

5. Guidelines for specific building types
a. Commercial
b. Mixed-use
c. Multifamily
d. Hotel/Motel
e. Limited commercial
f. Single family houses (where permitted in existing zone districts)

6. Landscaping (on both public and private lands)
a. Plant beds
b. Planters
c. Paving (changes in)
d. Trees

7. Outdoor spaces (courtyards and intra-block walkways)
a. Design features
b. Relationship to building size
c. Proportions

8. Signs
a. The standards are in the code.
b. The guidelines should focus on character and location of signs.
c. The illustrations should appear to comply with the code.
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Specific edits that are recommended for the Downtown design guidelines
Within the framework of the outline presented above, these are some specific edits, which are in three 
categories: 

Clarify existing guideline text. 
In these cases, the general principles exist and remain valid, but need more explanation. Examples 
include: 

1. Enhancing street level interest and a pedestrian orientation
2. Using appropriate high quality building materials, including man-made materials
3. Maintaining traditional scale in new buildings
4. Window design

Illustrate an existing guideline more effectively. 
In these cases, better graphics (photographs and sketches) would help in interpreting the guidance. 
For example: 

1. Show the range of ways to enhance street level interest, including storefronts, display
cases, planters and outdoor use areas.
2. Illustrate how a simple variation in building heights of one and two stories for portions of a
new building can help maintain the traditional scale of the street.
3. Provide examples of well-crafted, high-quality building details.

Add new Design Guidelines topics. 
In this case, new language and illustrations address topics that presently are overlooked. For 
example, provide guidelines for: 

1. Mixed-use buildings with limited commercial buildings
2. Multifamily buildings
3. Single family buildings in downtown districts
4. Landscaping in the public Right-of-Way and in private outdoor spaces
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VI. STRATEGY FOR THE RESIDENTIAL DESIGN GUIDELINES
This section summarizes the approach to updating the Design Guidelines for the R-1 residential zones in
Carmel.

Refine the existing guidelines as a base for the update.  
The existing text remains valid in many ways. Retain most of this language in the update, editing and 
expanding it as needed to improve clarity and interpretation. 

Add new topics that are now important. 
For example, a note is needed about how the guidelines apply to potential Accessory Dwelling Units and 
how State law sets some limits on review. Other topics need further clarification and explanation. For 
example, guidelines exist about maintaining a “forest” image in front yards, but more detail is needed to 
explain this topic. Guidance for minimizing fire hazards also should be addressed.

Add a discussion of “context” and how the guidelines should take it into consideration. 
The guidelines frequently refer to “context” but there is little explanation of what that means especially with 
respect to the Village-in-a-Forest concept. There is some recognition that context varies in different parts of 
the city, but again there is little description of these differences. 

Focus the Design Guidelines on key principles.
The refined residential guidelines should emphasize these principles: 

1. Maintaining forest character
This is a universal principle, but there are differences in how to apply it based on context.
For example, Scenic Road and some areas near the Carmel Mission are very different from other 
neighborhoods and specific guidance is needed for such conditions. Also include a definition of the 
term “forest character” to facilitate interpretation of related guidelines.

2. Respecting diversity in design
People note that diversity in architecture is a part of Carmel’s design traditions (albeit within a range 
that fits within the forest character.) This needs careful explanation such that blatantly inappropriate 
designs do not occur. The guidelines should explain how to respect the design variables that relate 
to fitting in.
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Specific edits (organized by the type of edit) 

Clarify existing guideline text.
General principles are embedded in the Concept Phase guidelines, but they need to be more 
clearly stated. Update the general principles, to include more recent input from the community. 

Several guidelines related to specific topics also need clarification. For example: 
1. Being subordinate and fitting in

• Explain the concept and include a definition of the term “subordinate.”
2. Views and solar access

• Clarify how view opportunities are to be shared among neighbors.
3. Landscaping in the front yard

• Emphasize how the concept of “layered” planting schemes should apply.
• Update specifications related to tree protection.

4. Driveway paving
• Strengthen language related to the use of pervious materials, including interlocking 
pavers with spacers and driveway strips.

5. Color
• Emphasize the use of muted, earth tones.
• Clarify how white and black color schemes may and may not be appropriate.

6. Building form
• Discuss how simple variations in massing should be applied in ways that appear to 
be authentic, rather than creating overly-busy forms with superficial wall off-sets.
• Step the building with the topography.

7. Synthetic materials
• The guidelines currently say “avoid” synthetic materials. Some new materials, 
however, can appear to be authentic and are fire-resistant. Expand the discussion of 
how and when to use them.

8. Use of stone
• Clarify how to use stone as a “base” material with lighter materials above such that 
it appears to be authentic, rather than a fake veneer.

	 Illustrate existing guidelines more effectively. 
1. Add new photos to address new topics. Examples are:

• Provide examples of windows with good detailing, of various styles.
• Also provide examples of alternative driveway paving designs.
• Add photos of more recent compatible infill, with an explanation of why they fit in.

2. Add sketches where this is a better tool than a photo. For example:
• Illustrate the concept of “layered” landscaping with additional sketches.
• Also illustrate the concept of “balancing” key design variables, especially in building
design.DRAFT
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Add new Design Guidelines topics that are now important. Examples needed for new material are: 
1. Converting a garage in front to an ADU (and in code)

• Discuss how to determine “compatibility” of an ADU with the main building as
provided in state law.
• Also discuss how an existing driveway may be repurposed if a garage is converted
into an ADU.

2. Using Carmel stone (or similar) for retaining walls, including those for driveways
3. Designing cool roofs (those intended to reduce heat gain, sometimes of lighter colors)
4. Installing heat pumps
5. Planning rain gardens (planted areas designed to retain rain water runoff)
6. Installing solar panels

Change existing guidance if needed. Some examples:
1. Roof material
The current guidelines encourage the use of wood or composition shingles. Today, these are
not recommended for fire resistance. To consider:

• Permit low-profile, painted metal roofs, with the color to be muted.
• Permit metal roofs with an aged patina that eliminates glare (but prohibit copper
roofs for environmental concerns).
• Permit cool roofs (with considerations of visual impacts).

2. Roof form
The current guidelines state that flat roofs should be used only on smaller, one-story
portions of a building. Revisit this guidance. (Note that zoning standards contradict this
policy.)

3. Retaining walls
• Strengthen language to promote, or even require, stone as the exposed surface
material on retaining walls in the front setback.
• Strongly discourage, or even prevent retaining walls in the ROW, except in extreme
unstable slope conditions.
• Strengthen language limiting retaining walls in the front setback that lead to below-
grade garages.DRAFT
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VII. STRATEGY FOR ZONING CODE AMENDMENTS
Some edits to the zoning code are recommended as part of the Design Traditions Project whereas other
revisions to the zoning code are to be addressed in the work program of the planning staff later. Zoning
code edits to address in the Design Traditions Project include:

Clarify how the design review process applies to ADUs. 
The state law provides for limited and objective review to assure compatibility with the main house on 
the property. One issue to address is how review may apply when converting a garage that is in front. 
(Note that a garage that encroaches into the front setback is a special condition approved by the Planning 
Commission and if a conversion to one of these can occur needs further clarification.) 

Clarify how paving materials apply to calculating site coverage. 
Some paving is needed for functional requirements. Review the standards to assure that the materials are 
permeable. 

Expand standards for fences. 
Review the standards for fences to clarify some basic questions: (1) Can a non-conforming fence 
be replaced in kind, or must a replacement comply with current standards? Also clarify the range of 
appropriate fence types: Unpainted wood is preferred. Are other materials appropriate? Does this vary by 
context? For example, where might a white picket fence appropriate? May fire-resistant materials be used? 

Re-evaluate Volumetric standards. 
An important standard is the regulation of the exterior volume of buildings on a property. The intent is to 
keep building size subordinate in relation to the forest and neighborhood context. Some people have noted 
that the current formula encourages only a small number of roof pitches, especially on larger buildings and 
ones that differ from traditions in other key variables, such as materials and windows designs. Others find 
the calculations too complicated. Consider these alternatives: 

1. Continue to use the volumetric system but simplify how it is calculated.
Also adjust the system to encourage various degrees of pitched roofs. The advantage of this
approach is that using volumetrics is long-established and an update would be easier to understand
and predict the potential outcomes.

2. Change to a bulk plane (building envelope) system.
This system defines a three-dimensional area within which a building may occur. It can have any
pitched form, to encourage varied sloped roofs (while potentially permitting appropriately scaled
flat roofs). This would require some study to assure that the desired volumes would be permitted.
Applying it to the various sloped site conditions in Carmel also is a challenge to evaluate.DRAFT
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Strengthen standards for garage encroachment in the front setback. 
Criteria for documenting the need for an encroachment exist but are listed as a “high level” in the code, but 
without detail that would help assure that the required conditions are met. Among the criteria to clarify: 

1. Site features that limit other alternatives
2. Topographic constraints
3. Saving a tree, or maintaining other important open space
4. Maintaining variation in building setbacks in a block

Strengthen standards for cut & fill. 
Not all cut-and-fill work requires Planning Commission approval at present. The current threshold for 
requiring a PC hearing is removal of 25 cubic yards. Consider reducing the threshold and providing more 
specific conditions for approval, including how the changes affect front yard character. 

Strengthen standards for exterior lighting. 
Address how light levels are measured. (New light sources are rated in lumens and Kelvin scales.) 
Also strengthen requirements for shielding light sources. Also consider incorporating concepts from the 
International Dark Skies Association
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VIII. STRATEGY FOR REVIEW PROCESS AND ADMINISTRATION AMENDMENTS
An objective is to assure that a skilled and well-informed design review body applies the standards and
guidelines consistently.

Refine the decision-makers’ role. 
Further study these alternatives:  

1. Enhance the process for the Planning Commission to continue conducting design review.
The advantage is that design is considered in the context of other planning commission issues.
Improved guidelines and standards would help assure that decisions follow adopted policies.

2. Re-establish a Design Review Board as an advisory body. This provides a focused review but it
adds a step in the process. It still retains the PC as the decision-making body.

3. Establish a Design Review Board as the decision-making body. While there would be two
steps in permitting, the topics would be separated between the Design Guidelines and the zoning
standards. The DRB would determine compliance with the design guidelines and could advise the
PC about the appropriateness of any requests for exceptions to zoning standards. Complications
may arise when projects needing design approval also require other entitlements that must be
granted by the Planning Commission (e.g. Variances).

Provide a review structure which assures all guidelines are adequately met. 
Regardless of who reviews and determines compliance, some structural improvements could enhance 
predictability. These are some recommendations: 

1. Identify key guidelines related to compatibility as “priorities” to assure that they are fully met.

2. Use a checklist for review that highlights the priority guidelines. This also would help assure that
those guidelines are met.

Provide opportunities for community comment. 
In addition to having public comment at a commission hearing, provide for a regular review by the 
community of the process. Holding a bi-annual review of the system is recommended. This would be a 
community meeting and also would include an on-line survey. 

Assure that the reviewers are skilled in applying design guidelines. 
While some board or commission members may be experienced designers themselves, reviewing designs 
is a skill to be learned. Training in design review should be a regular requirement. Conducting an annual 
design review training for the board or commission is recommended. Also include annual training for staff.DRAFT
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IX. NEXT STEPS
Many of the recommendations put forth in this Strategy Paper can be executed directly after public
comment and guidance from decision-makers. Others will require further study and discussion.

The Strategy Paper will be reviewed by the community, and some of the recommendations will be 
discussed in an upcoming public workshop. They also will be discussed in work sessions with the Planning 
Commission and City Council. 

Based on information gained from those meetings, the approach will be adjusted as needed. Drafting of the 
updates will then begin. When public review drafts of the updates are prepared, they will be presented for 
discussion in a subsequent public workshop. Revisions to the drafts, based on community input, will follow. 
The final drafts will then be introduced for adoption by the Planning Commission and City Council.
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1. Using multiple images 
Below is an example of a “grid” of images could be added that illustrate appropriate design solutions 
for a specific topic. In this case, residential gates are shown. Note that the preceding text is as it exists 
today, with only a few edits to strengthen language.

THE FOLLOWING IS ONLY AN EXAMPLE

Gates and Arbors 
When a fence or low wall is used at the street frontage, the entry is often 
marked by a gate or arbor. These features should be small and intimate in   
their proportions and should be an integral part of the overall landscape   
design. Fences, gates and  arbors provide an opportunity to include  
unique details that reflect a hand-crafted design. Creative design ap-
proaches are encouraged when they are subtle and well-integrated with 
the site. Gates and arbors that appear to be mass produced or machined 
are inappropriate.

11.6	 A gate shall help create a sense of entry and therefore 
should be distinguishable from the adjoining fence or wall. 
• Use distinctive design details to express individuality and

craftsmanship.
• Gates shall have open or transparent qualities that allow

filtered views into the property.

Sample edits to illustrations: 
The following pages (pg 20-26) provide examples of potential changes to how illustrations could 
appear in the updated Guidelines.  The intent of these changes would be to make the illustrations 
easier to see and more useful to readers.
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Appropriate gates (EXAMPLE ONLY)

Inappropriate gates (EXAMPLE ONLY)
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2. Adding color to existing guidelines
In many cases, existing residential guidelines may have some minor edits, both graphically and in text. 
An example is included in the following pages. Some potential text edits are shown here. Updates to 
illustrations include substituting older black-and-white photographs with new color examples and 
adding color to original sketches.  Potential edits could also include "X's" and "Checks" to clearly 
indicate appropriate designs.  

THE FOLLOWING IS ONLY AN EXAMPLE
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Inappropriate: Elevating a site to maximize views.

Proposed
building

New fill to elevate a structure 
to maximize views

Tree cropped 
to open up
view

V I E W

Appropriate: A new building is sited to maintain views from existing houses.

Proposed 
house
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6.0 Parking and Access
Traditionally, parking was a subordinate element in Carmel’s residen-
tial neighborhoods, both on an individual parcel and along the street in 
general. Today, providing access for an automobile on a site is often a 
necessity, and doing so is encouraged, as a means of reducing on-street 
parking pressures. Nonetheless, it should remain subordinate to the 
overall character of the site.

Usually a garage was a subordinate element in a site plan and often was 
detached from the house. The wide variety of garage positions contrib-
uted to the diversity of the street scene: Many were located at the front 
property line, while others were sited in the rear. In later years, the garage 
was often attached, but remained subordinate to the main mass of the 
house. These traditions of diversity and subordinate character should 
be continued.

In some cases, it appears that owners positioned their garages away from 
prominent views. In particular, they located them uphill, away from 
downhill views to the ocean. When locating a garage, consider view 
impacts, the relationship to open space on the lot, and the relationship 
to that of neighboring properties.

Objectives for this section:
• To minimize the visual impacts of cars on a site
• To minimize the extent of hard, impervious surfaces
•	 To avoid garage structures that dominate the site and building design

6.1	 Facilities for parking shall not dominate the design of the 
house or site.
• The mass of a garage shall be subordinate to that of the house.
• Garages that are subordinate design elements are appropriate.
• Garages that are not visible from the street are appropriate.
• Garages integrated into the building design are encouraged.

• On smaller lots, with a garage visible from the street, provide
a single, one-car garage door.

• Avoid moving established driveways if trees or significant
vegetation would be harmed.

6.2 	 Parking facilities that maintain or enhance variety along 
the street edge are encouraged.
• Consider using a detached garage or carport.
• In some cases, parking facilities may be located in the front

setbacks (as a conditional use)

Consider using a carport for variety 
along a block.

Add reference to code here

In limited circumstances a garage may 
be located under a structure when the 
visual impacts will be minimized. This 
garage is clearly subordinate to the main 
building mass.

4

4
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Driveway paving
6.3	 Minimize the amount of paved surface area of a driveway.

• In general, the width of a driveway should not exceed 9 feet.
• Also consider using paving strips, or “tire tracks,” for a drive-

way. This is especially appropriate for a long drive that runs to
the rear of a property.

•	 Except for corner sites with a “through driveway,” only one curb
cut and one driveway should be provided for a site. Sharing a
driveway with an adjacent property is an alternative that also
may be considered.

• Avoid large expanses of paving for vehicles visible from the
street.

6.4	 Separate a driveway from a front walkway to reduce the 
visual impacts of paved surfaces.
• Install plant materials to separate a walk from a driveway.

Garage location
6.5	 Position a garage to maximize opportunities for open space, 

views and privacy.
• Locate a garage to maintain larger contiguous areas of open

space on a site.
• Locate a garage to screen activity areas on adjacent properties

to enhance privacy.
• Locate a garage to maintain views through the property.

Appropriate

The walkway and drive are 
separated, reducing the apparent 
amount of paved area.

Inappropriate

A walkway and drive are 
combined, increasing the 
apparent size of paved area.

Consider using a shared driveway to 
minimize the amount of paving area.

4

Position a garage (or carport) to 
maximize opportunities for open space, 
views and privacy.

4
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6.6	 Locate a garage to minimize its visual impacts.
Three options should be considered:

1. Detached, at the rear of the lot.
2. Detached, in front, along the property line is acceptable,

when other design traditions objectives are met. This option
should not be repeated to excess within a block.

3. Under the house, when other design tradition objectives are
met. (See below.)

6.7	 In limited circumstances a garage may be located under a 
structure when the visual impacts will be minimized.
• The garage door should not dominate the front of the house.

It shall not contrast highly with the color or materials of the 
house. A door perpendicular to the street is best in this condi-
tion, and...

• The driveway shall not dominate the front yard and may not
create a “ramp” effect or introduce tall or massive retaining
walls. A sense of a front yard must be maintained.

Inappropriate “ramp” driveway

Placeholder

Preferred: Locating a detached garage at 
the rear of the lot

4

Preferred: Orienting the garage door 
away from the street.

4

When a garage is located under the house, the driveway should not create a ramp 
effect. The garage door also should not dominate the front.

4

8
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DESIGN TRADITIONS OF CARMEL


RESIDENTIAL DESIGN GUIDELINES


Introduction & Core Design Guidelines

CARMEL BY THE SEA remains beautiful because of the community’s rigorous design 
expectations.  These Residential Design Guidelines are a mandated regulatory tool for the R1 
and R4 districts that conveys these expectations. They also help explain and illustrate design 
standards in the City’s other regulations.  Existing projects never establish precedent for 
proposed projects.  Instead, all projects must meet or exceed the expectations described by 
and under the community’s six Core Design Guidelines.  Where uncertainty arises, city officials 
will interpret guideline adherence on a case-by-case basis.  Strict adherence to this document 
and its related, linked regulations will help ensure that a proposed project will meet 
community expectations and have a smooth approval process.


1.0.0	 PRESERVE, restore, and enhance the forest 
in all improvement projects: private, public, and otherwise. p. 01

2.0.0	 SUBORDINATE every built structure to the character and 
continuity of the forest, natural environment, and to the 
natural features of its own site. p. 05

3.0.0	 FIT every built structure within its neighborhood context. p. 09

4.0.0	 RETAIN and build upon Carmel’s architectural heritage. p. 11

5.0.0	 DESIGN every built structure with modesty and restraint. p. 14

6.0.0	 DETAIL every property authentically and consistently. p. 17

APPENDICES	
project review process	 p. XX
historical context	 p. YY
preferred building and planting materials	 p. ZZ
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1.0.0	 Preserve, restore, and enhance 
the forest in all improvement  
projects: private, public, and 
otherwise.


1.1.0	 Preserve all existing healthy upper 
canopy and lower canopy trees.


1.1.1  	Before beginning design work, both the City 
Forester and a City Planner review the 
required survey prepared by a licensed 
surveyor or engineer, which shows existing 
site conditions, topography, drainage 
features, trees, structures, right-of-way 
edges and character, views, privacy issues, 
historical evaluations, nonconformities, 
neighborhood design contexts, and other 
features useful in designing a project. The 
City Forester evaluates existing trees on and 
immediately adjacent to the project site 
including the right-of-way for their 
significance and condition.


1.1.2  	Consult the “Preliminary Site Assessment” 
tree survey when designing and locating 
new structures and additions to determine 
which trees are significant and should be 
protected.


1.1.3 	 The Forest and Beach Commission will 
comment on the effects any proposed work 
will have on significant trees during project 
review.	


1.1.4  	Provide enough open space on each 
building site to both preserve and add 
upper and lower canopy trees at sufficient 
spacings for growth to maturity. 


1.1.5	 Locate new construction in accordance with 
the Land Use Code to minimize impacts on 
established trees and avoid pruning of limbs 
and canopies.  Set foundations for buildings 
and walls back far enough from the base of 
any tree to adequately protect its roots.  
Plan curb cuts, paving and drainage systems 
to maintain air transport and water 
percolation to root systems. 
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1.1.6	 Protect existing vegetation during 
construction to screen buildings, contribute 
to the forest character of the street, and 
achieve a settled, mature look upon project 
completion.	 


1.1.7  	Plan access and site development to protect 
trees during construction as provided in the 
Land Use Code.  Do not alter the grade 
level near nor excavate into the root zone or 
drip-line of any healthy mature tree, whether 
on or adjacent to the site, including on 
abutting properties and in the right-of-way.  


1.2.0 	Preserve or enhance the informal, 
vegetated, open space character of 
the right-of-way.





1.2.1  	Preserve vegetation and trees, especially 
those with canopies over the street, both in 
the right-of-way and the periphery of the 
site so that the pavement curves around and 
emphasizes natural landscape features and 
topography, creating the appearance of a 
meandering forested lane with occasional 
“mini-parks”. 


1.2.2	 Remove any excess existing paving and 
other non-conforming and easily displaced 
materials, such as gravel per M.C. 
12.24.020.B.  Never keep in the right-of-way 
irrigation equipment or un-permitted 
paving, gravel, boulders, logs, timbers, 
planters, fences, retaining walls, other 
above-ground encroachments, or any 
hardscape that would widen the street or 
create a parking space.  


1.2.4	 Maintain the existing character of street 
gutters, which is typically a rolled asphalt 
curb or, more formally, is a channel faced 
with large native rock, but is never just plain 
concrete.


1.2.5  	Leave the right-of-way as an unpaved, 
natural forest floor with an informal edge, 
unplanted except for trees on packed earth, 
mulch, and pine needles. 


1.2.6 	 When the right-of-way is too sloped or is 
otherwise too prone to erosion to preserve 
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the natural forest floor, informal, drought-
tolerant, non-irrigated, green foliage ground 
covers or low shrubs native to the forest 
may be added.  Do not use bedding plants 
and exotic species in the public right-of-way.


1.2.7	 Do not remove trees or add gravel or other 
“hardened” surfaces to provide parking in 
the right-of-way, but instead reinforce the 
forest image by separating parking spaces 
from driveways with plantings and by using 
natural soil, shredded bark, or wood chips 
as surface materials.


1.3.0	 Preserve and enhance the forested 
image of the site.


1.3.1	 Do not wall off properties but instead 
extend the forest character of the right-of-
way into  the visible parts of the site by 
keeping a large portion of each site as open 
space, with plantings located to filter views 
of structures.  Find maximum limits for 
hardscape site coverage in the Carmel 
Municipal Code. 


1.3.2	 Preserve and supplement trees, especially 
those that arch over the street, and provide 
a mix of upper canopy trees for scale and 
multi-stemmed lower canopy trees for 
screening.  The City Forester determines the 
mix and the City…regulations cover tree 
replacement ratios and species.


1.3.3	 Do not plant trees that would mature where 
desired views of significant landscape 
features, such as the ocean, hillsides, 
mountains, parklands, greenbelts, or 
waterways already exist.


1.3.4 	 Allocate the preponderance of site plantings 
to native, drought-tolerant species and 
follow the Municipal Code for more specific 
requirements.


1.3.5	 Locate plants and ground surfaces in 
relaxed, informal arrangements that are 
consistent with the urban forest character, 
reserving any formal, unnatural 
arrangements, bedding plants, or exotic 
flowering plants only for small areas out of 
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public view or small walkway or entry 
accents.


1.3.6	 For a forest meadow ground cover, use only 
informal, no-water varieties kept out of 
public view and do not use manicured lawns 
or artificial turf.


1.3.7   Projects that involve a new building or 
substantial alteration require a professional 
landscape plan, which identifies areas for 
low-scale plants, shrubbery, and trees for 
initial review and shows specific planting 
plans for final review.  Address the special 
needs of each species, using, for example, 
high-water-use plants near redwoods but 
not near oaks, paving materials that 
minimize tree root impacts, and best 
practices for fire mitigation.


1.4.0	 Preserve un-altered, pre-
development water drainage ways as 
site amenities. 


1.4.1 	 Minimize stormwater impacts with Low 
Impact Development (LID) principles, 
including: addressing stormwater close to 
the source, installing bio-retention, and 
other planted drainage areas, and 
using“sand-set” instead of “mortar-set” 
paving with pervious paving materials ffor 
water percolation and soil aeration.  


1.4.2	 Enhance water quality with stormwater 
management systems that mimic the natural 
water cycle, filter stormwater into the 
ground and direct flows through vegetative 
buffers and rain gardens where plant and 
tree uptake can remove pollutants.


1.4.3	 Design new on-site stormwater control 
devices to appear naturally integrated into 
the forest.  Use green roofs, retention areas, 
or landscaped areas to capture flow and 
prevent new runoff toward adjacent 
properties per Carmel Municipal Code 
Section 15.08.230.
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2.0.0	 Subordinate every built structure 
to the character of the forest, 
natural environment, and to the 
natural features of its own site. 	 


2.1.0	 Nestle a building in the trees to 
minimize the mass visible from public 
view. 


2.1.1	 Position buildings to avoid cutting into the 
canopy of established trees.


2.1.2	 Decrease the apparent size of buildings by 
building less than the maximum allowable 
floor area, using a compact footprint, 
minimizing large volume spaces (high 
ceilings or steep pitches across wide spans), 
and eliminating large, unused underfloor 
areas and extensive cantilevers, especially 
over cut areas.


2.1.3	 Reduce perceptible building height by 
locating some floor area either fully or 
partially below grade or at a “garden” level 
with any walkout area, light well, retaining 
wall, or terrace concealed to the side or 
rear.   When these locations are not feasible, 
provide more screening with other building 
elements or landscaping. 


2.1.4	 Minimize the visual impacts of retaining 
walls, garden walls, window wells, and other 
foundation structures by incorporating 
sloped, planted areas to create a smooth 
grade transition. Ensure tall retaining walls, 
terracing, or revetments are not visible from 
the public way.


2.2.0	 Follow the site’s natural contours.


2.2.1	 Step building height, foundations, and floor 
levels to follow site slopes and contours.  
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When floor levels cannot be stepped, larger 
underfloor spaces count as part of the 
allowed floor area.


2.2.1	 Minimize excavation and fill on a site by 
maintaining existing topography and 
keeping all grading and excavation 
completely within the proposed building 
footprint. 


2.2.2	 Minimize construction on steep slopes.


2.2.3	 Avoid abrupt changes in grade within a site 
and between adjoining properties. When 
such transitions are unavoidable, use 
sloped, planted areas, if slopes exceed the 
angle of repose, use multiple landscaped 
terraces rather than a single tall wall.


2.3.0	 Subordinate parking facilities to the 
house and site.


2.3.1	 Minimize the impact of a garage or carport 
by: concealing them from the street, 
detaching them at the back of the lot or 
elsewhere, subsuming them into the 
building design, for example by tucking 
them underneath, locating them partially 
below grade (while avoiding any three-story 
appearance), orienting the garage door 
away from the street, and, on small lots, 
using only a single, one-car garage door.


2.3.2	 Use parking facilities to maintain or enhance 
variety along the street edge and to 
maximize landscaped open space, views, 
and privacy.  If a detached, one-car garage 
or carport benefits the overall streetscape, 
the City may determine that it can encroach 
into the front setback.  The City does not 
allow two-car garages in the front setback.


2.3.3	 To maintain forest floor continuity, 
established vegetation, and ample front 
yard space, keep driveways at grade and 
without cuts and fills that would create a 
“ramp” effect or require retaining walls 
perpendicular to the street.
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2.3.4	 Minimize the amount of paved surface area 
for a driveway by using organic materials, 
“tire track” paving strips, sharing a single 
driveway between two adjacent properties, 
and/or limiting each site to the required 
single curb cut (unless a corner site requires 
a “through driveway”).


2.4.0	 Design all paved areas to be small, 
informal, and intimate.


2.4.1	 Reduce widths of asphalt or concrete, 
separate a driveway from a front walkway 
with plantings, avoid formal or urban paving 
treatments, and soften paved edges with 
landscaping 


2.4.2 	 Select paving with muted colors and texture 
authentic to the material, such as Carmel 
stone, granite, cobblestone, brick, asphalt, 
natural concrete, gravel, decomposed 
granite, and mulch, keeping easily displaced 
materials on private property only per M.C. 
12.24.020.B.


2.5.0	 Blend private landscape with that of 
the public right-of-way to make 
vegetated spaces appear larger and 
to improve continuity with the forest.


2.5.1	 Design without a fence or wall along a street 
frontage.


2.5.2	 Where privacy or enclosure is needed, use 
shrubs, hedges, or other vegetation.


2.5.3	 If vegetation does not provide sufficient safe 
enclosure along a street for children, pets, 
or others, install an informal, unfinished, 
wood fence, which preserves visual access 
into the front yard and at street 
intersections, by using open pickets wherein 
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the size of the spaces are at least equal to 
the size of the material. 


2.5.4	 When creating an arbor, maintain a narrow, 
low, and “light” scale instead of a tall, wide 
structure with massive timbers or other 
heavy elements that dominate the street.


2.5.5	 In rare cases, where a fence is needed but 
the predominant building material is stone, 
masonry, or stucco, a low garden wall of the 
same material and construction may fit into 
the site if fully integrated with the 
topography and other hardscape and if kept 
at four feet or less from grade.


2.6.0	 Preserve the nighttime Dark-Sky 
character of neighborhoods.


2.6.1 	 Use light sources compliant with low lumen 
standards. 


2.6.2	 Use lights only where needed for safety and 
at outdoor activity areas, such as building 
entries, gates, terraces, walkways, and 
patios.


2.6.3	 Do not use floodlights, spotlights, or lights 
to accent buildings or vegetation.


2.6.4 	 Instead of exposed light sources, locate and 
shield fixtures to eliminate glare and excess 
illumination onto neighboring properties 
and the street.


2.6.5	 Size and locate skylights to eliminate glare 
or light pollution visible to neighbors or to 
the public. Use skylights only if interior 
spaces have no access to exterior windows, 
such windows have limited access to light, 
or windows would cause even greater 
impacts to adjoining homes.  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3.0.0	 Fit every built structure within its 
neighborhood context. 


3.1.0	 Locate open spaces so that they 
visually link with that of adjacent 
properties.


3.1.1 	 Coordinate open spaces in careful response 
to other open spaces to have an amplifying 
effect and combine them to increase their 
apparent size, rather than simply 
maintaining required setbacks. 


3.1.2	 On oversized or combined properties, 
maintain the open space character of 
Carmel’s typical 4,000sf lot sizes, avoiding 
the appearance of a “compound” or 
“estate.”


3.1.3	 Relate a building’s mass to the context of 
other homes nearby.  Divide a larger 
building into forms similar in scale to 
traditional village houses, placing some 
mass in a detached secondary structure 
(garage, guest house, etc.) if necessary to 
reduce the overall mass of the primary 
building.


3.1.4	 Stagger front setbacks of homes and 
garages to frame outdoor spaces, avoid 
uniform alignments, and provide variety in 
the arrangement of buildings and open 
spaces along the street, unless doing so 
prevents a visual aggregation of open space 
or endangers significant trees.  


3.1.5	 Stagger side setbacks with adjacent 
properties to avoid the “canyon effect” of a 
narrow corridor or tunnel between 
buildings.  Provide even more open side 
yard space when buildings on adjacent 
properties are two stories or close to the 
joint property line.  Refer to the Carmel 
Municipal Code for setback regulations.


3.1.6	 Minimize building mass as seen from 
adjacent properties by: avoiding long, 
uninterrupted wall planes, placing tall 
building walls away from the property line 
and similar walls on neighboring sites, and 
providing greater setbacks for any chimney 
directly opposite a neighboring window. 
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3.1.7	 Preserve access to light between properties. 


3.2.0	 Preserve views from nearby 
properties to natural features. 	 


3.2.1	 Locate building volumes to make use of 
views but not substantially block views 
enjoyed by others, keeping the building 
height low and the building footprint 
compact to maintain views over and along 
sides of properties.


3.2.3  	Keep building elements from blocking views 
with sensitive placement and sizing, for 
example use chimneys with narrow profiles 
or minimalist flues.	 


3.3.0	 Organize functions on a site to 
preserve reasonable privacy for 
adjacent properties.


3.3.1	 Screen patios, terraces, and active areas of 
adjacent properties through the position of 
buildings and the preservation of significant 
trees.


3.3.2	 Locate and size windows and skylights to 
avoid views in or out of neighboring indoor 
and outdoor active use areas. Limit windows 
to 12sf or less on side walls adjacent to 
neighbors. 


3.3.3	 Locate and screen balconies and decks to 
avoid overlooking active indoor and 
outdoor use areas of adjacent properties.


3.4.0	 Vary the design of a new building 
from that of nearby and abutting 
properties.


3.4.1	 Provide variety in building materials along a 
block and if houses to the immediate sides 
of a site are constructed of similar materials, 
use a different material. 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4.0.0	 Retain and build upon Carmel’s 
established architectural 
heritage.


	 


4.1.0	 Preserve historic and existing 
resources.


4.1.1	 Re-use existing buildings and their 
components, for example restoring rather 
than replacing original windows. 


4.1.2	 Respect adjacent historic resources by 
preserving adequate, light, open space, and 
views of and around the structure.


4.1.3	 Check zoning standards for related 
incentives, such as expedited processing.


4.1.4	 Follow additional standards for properties 
recognized as having official historic 
significance, such as Municipal Code 
Chapter 17.32 , the Historic Context 
Statement, and Historic Review Board 
consideration. 


4.2.0	 Continue Carmel’s tradition of 
diversity in architectural styles.


4.2.1	 For accurate historic styles, use the same 
materials and craftsmanship as those of the 
reproduced period.


4.2.2	 For other, supportive styles, use equivalent 
materials and craftsmanship as those of 
historic styles.


4.2.3	 Do not propose or repeat “new” “styles” 
that deviate from Carmel’s whimsical, artistic 
history or that resemble those in speculative 
or “McMansion” developments.
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4.2.4	 Differentiate a new building’s design and 
style from that of nearby and abutting 
buildings.


4.3.0	 Use traditional, natural building 
materials.  


4.3.1	 Use the preferred materials traditionally 
used in Carmel, such as  wood, stone, brick, 
concrete, and stucco for walls and wood 
shingles and shakes, clay, slate, and 
concrete tiles for roofs.  Use metal roofs only 
if they are detailed simply, have no ribs or 
striations, use genuine, field-installed, 
standing or flat seams, and are unreflective 
and either uncoated, like Cor-Ten steel, or 
of integrated earth-toned color.


4.3.2	 Choose materials that will form a desired 
natural patina over time or that can be 
maintained in their original condition. 


4.3.3	 Use materials in their natural conditions, 
scales, and colors, with matte finishes and 
muted earth tones, rather than highly 
polished treatments such as mirrored glass 
or reflective metals.


4.3.4	 Apply materials using methods traditional to 
Carmel, for example, wood siding in 
shingles, horizontal clapboard, or board and 
batten, brick in its traditional modular 
dimension, or stucco in smooth or lightly 
textured finishes.	 


4.3.5	 Use metal or unclad wood windows, doors, 
and garage doors, not vinyl or plastic.


4.4.0	 Use man-made materials according 
to traditional, natural principles.


4.4.1	 Use man-made materials if their ecological 
impacts are equivalent to those of natural 
materials: able to form a natural patina over 
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time, able to be maintained rather than 
disposed, able to be fully dismantled and 
recycled or reused, biodegradable, and 
environmentally non-toxic or beneficial. 


4.4.2	 Certified Cradle-to-Cradle products meet 
Carmel standards for man-made materials.


4.4.2	 Do not use man-made materials that fake 
natural or other materials in their textures or 
finishes.


4.4.3	 Apply man-made materials in a manner that 
conveys a traditional human scale.
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5.0.0	 Design every built structure with 
modesty and restraint.





5.1.0	 Restrain building forms, materials. 
and details.


5.1.1	 Design a building consistently, with the 
design concept extending to all sides of the 
building and with no mixing of architectural 
styles. 


5.1.2	 Keep primary building volumes simple, as 
seen traditionally, limiting the number of 
subordinate volumes and using basic 
rectangular, L-, T-, or U-shaped plans. 


5.1.3	 Avoid visual complexity, “busy” building 
forms, too many different materials, 
excessive and overly ornate or ostentatious 
details, and materials and details that 
contrast strongly within a single building or 
with neighboring buildings.


5.1.4	 Do not use building elements that are 
complex, monumental, formal, out-of-scale, 
or that increase the visual prominence of the 
building.  


5.1.5	 Use restraint when introducing variation in 
building planes, using building offsets only 
for clear purposes such as avoiding tree 
limbs or expressing a change of 
occupational use within.  Do not use small, 
purposeless offsets and do not change the 
building material or cladding at an offset.


5.1.6	 Compose roof forms with just a few, simple 
planes with limited subordinate attachments 
such as dormers.  For example, traditional 
gable and hip roofs have basic forms while  
mansard roofs, sloping roof “skirts” that 
conceal a flat area, and “clipped” gables 
add too much complexity.


5.1.7 	 Subdue the character of the garage by 
using a rectilinear form with materials and 
colors that do not contrast with the main 
buildings.


      09 MAR EDITS: BREVITY + INPUT (ITALICS)                   09 FEB 2023 DRAFT  -  14

Simple primary 
volume re- mains 
apparent.

Appropriate:
Changing roof heights helps to break
up the mass, while keeping the overall roof 
forms simple in character.

ATTACHMENT 6

Page 381 of 498



5.2.0	 Ensure that a building appears to be 
no more than two stories in height, 
as viewed from the public right-of-
way.





5.2.1	 Present one-story heights to the street and 
locate two story elements away from the 
street, except where this would appear 
dominant or out of scale when viewed from 
the public right-of-way or a neighboring 
home. Remember that a garage, even 
sunken below grade, counts as a story. 


5.2.2	 Use a low building plate height, generally 
not over 8 feet.  The maximum plate height 
of 12 established in the Land Use Code is 
only to accommodate sloping building sites.


5.2.3 	 Make detached garages one story, one-car, 
and small in scale, with the wall plate height 
no taller than that of the first-story plate of 
the main house.  


5.3.0	 Convey human scale in a building’s 
basic forms.


5.3.1	 Organize building mass into realistic 
modules to reduce perceived size, breaking 
a larger house into subordinate modules 
which appear authentic, in that they reflect 
real, functioning spaces within, not just 
minor offsets meant to create interest.  


5.3.2	 Do not use design features that produce a 
top-heavy appearance such as large 
cantilevered building elements, roof forms 
that dominate the body of the building, or 
wide chimney structures.


5.3.3 	 Emphasize the low and horizontal so that 
buildings appear to hug the ground.


5.3.4	 Keep plate heights and roof eave lines low 
in scale, tucking upper story rooms under 
roof slopes, so as to reduce the height of 
exposed walls.  


5.3.5	 Proportion roof forms to the scale of the 
building, keeping heights low by reducing 
the pitch of wider spans (4:12 to 6:12 
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maximum).  Limit flat roofs to one-story 
structures or set back from public view.


5.3.6	 Use historic Carmel styles only at their 
traditional, human scales.


5.4.0	 Use building details to provide 
interest but not to exaggerate the 
scale of a building.


5.4.1	 Add details to relieve blank surfaces and 
achieve a scale compatible with the 
building’s forms and its architecture.  


5.4.2	 Use all materials, natural or man-made, at 
traditional scales, dimensions, and modules.


5.4.3 	 Use appropriately sized, never oversized, 
building elements, such as windows, doors, 
entries, chimneys, overhangs, dormers, and 
porches to reduce scale, especially as visible 
from public view.


5.4.4	 Keep visible openings subordinate in scale 
to the building.  Do not use “grand", 
oversized entryways, windows, or doors.  Do 
not use expanses of glass that require more 
recent structural technology on more 
traditional architectural styles.


5.4.5  	Limit the use of specialty windows that add 
to building bulk to no more than one visible 
from the street.  Avoid altogether bay and 
oriel windows facing the street if this would 
create a repeating pattern within the 
context of adjacent structures.


5.5.0	 Keep the overall color scheme 
muted.  


5.5.1 	 Limit the use of bright colors, if any, to key 
accent features, such as an entry door.


5.5.2 	 Avoid highly contrasting color schemes. 
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6.0.0	 Detail every property 
authentically and consistently.


 


6.1.0	 Use building materials and features in a 
manner that conveys authenticity.


6.1.1	 Convey a sense of true craftsmanship in 
architectural details. 


6.1.2	 Do not use materials or details inauthentic 
to the architecture or that appear non-
structural, gratuitous, or applied as 
superficial elements, wall “accents” or 
veneers.  


6.1.3	 On multi-paned windows and doors, use 
true dividers that go from inside to outside 
between the panes of glass. 


6.1.4 	 Where materials do not simply remain un-
coated, finish with a plain, uniform, matte 
varnish, stain or paint, without texture 
mottling, antiqued, or other faux finishes.


6.1.5	 Use details that are, or appear to be, true 
structural elements, such as natural wood 
exposed rafter tails, beams, or Carmel 
Stone foundations.


6.1.6 	 Use a “hierarchy” of building materials, with 
heavier coarser materials below lighter 
materials.


6.1.7	 Whether on a building or a landscape 
element, stack stone traditionally so that it 
appears, or actually is, structurally load-
bearing.  Do not “float” stone above lighter 
materials or use it purely decoratively, such 
as framed just around windows or doors, or 
randomly clustered on corners, walls, or 
chimneys.


6.1.8	 Detail new and/or manmade materials in 
ways authentic to their own composition.  
For example, carefully plan the woodgrain 
and modules of formwork for exposed 
poured concrete or use cement board 
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siding with a smooth, untextured surface, 
rather than an added, faux woodgrain.





6.2.0	 Use building materials or features in 
a consistent manner.


6.2.1 	 Use design details and surface materials 
throughout the full exterior of the building. 
Do not apply special materials or design 
treatments to the street facade only. 


6.2.2	 Do not stop wall materials at corners, 
instead wrap them around the entire 
building.


6.2.3 	 Use one primary material for a building and 
one, or at most two, materials on walls.  
Once a species of wood or stone is 
selected, do not combine it with other 
species within a single project.


6.2.4	 Make window and door styles, materials, 
and finishes uniform throughout a design.





6.3.0	 Make architectural details integral 
elements of the overall building 
design concept.  


6.3.1	 Use window and door proportions, sizes, 
styles, and materials accurate for the 
architectural style of the building.  
Traditional historic styles and their 
reproductions require small openings, in 
keeping with older technologies.


6.3.2	 Integrate the primary entrance with the 
overall design of the house.


6.3.3	 Rather than installing a standard overhead 
product, craft a garage door either to 
provide visual interest, to recede completely 
into the materials and colors of the building 
wall, or orient it so as not to face the street. 
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6.3.4	 Blend any skylights, their size, placement, 
number, and framing into the overall roof 
and building design, ensuring that they do 
not appear random nor visually prominent 
from the street or neighbors.  Do not use 
high profile, domed, or pyramidal glazing


6.3.5	 Design a balcony to be subordinate in scale 
and proportion to the house, while using 
materials and details appropriate to the 
overall building design.


6.3.6	 Locate and proportion a chimney and its 
cap to integrate into the overall building 
design. Make a chimney attached to the 
side of a building appear to be self 
supporting, not “floating” above the 
ground or foundation. 


6.3.7	 Choose roof materials and installation 
details accurate to the architectural style of 
the building.  Add new energy conservation 
and generation technologies, including 
“cool” and planted areas, to roofs only if 
subdued in appearance. 


6.3.8	 Handcraft any fences, using unfinished 
grapestakes or wood pickets and not 
ornate, “Victorian” wrought iron, or chain 
link.


6.3.9	 Integrate any garden wall with the building 
architecture and materials, using matte-
finished native stone, river rock, brick, or 
plain-textured plastered masonry, not 
unfinished concrete or concrete block.


6.3.10	Integrate an arbor into the fence or wall 
design, incorporating vines or other 
landscaping to blend it into the garden.


6.3.11	Distinguish a gate from the adjoining fence 
or wall with crafted or individualized details, 
while maintaining filtered views into the 
property.  Do not use vehicle gates except 
on unusually large estate properties.


6.3.12	Never use monumental gate posts or 
columns nor stand-alone stone columns that 
are not integrated into other stone 
elements.


6.3.13	Use house names and numbers subordinate 
to and appropriate to the architecture. 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09 FEB 2023 DRAFT

DESIGN TRADITIONS OF CARMEL

COMMERCIAL DESIGN GUIDELINES 

Introduction & Core Design Guidelines


CARMEL BY THE SEA remains beautiful because of the community’s rigorous design 
expectations.  These Commercial Design Guidelines are a mandated regulatory tool for the 
CC, SC, and RC districts that conveys these expectations. They also help explain and illustrate 
design standards in the City’s other regulations.  Existing projects never establish precedent 
for proposed projects.  Instead, all projects must meet or exceed the expectations described 
by and under the community’s six Core Design Guidelines.  Where uncertainty arises, city 
officials will interpret guideline adherence on a case-by-case basis.  Strict adherence to this 
document and its related, linked regulations will help ensure that a proposed project will meet 
community expectations and have a smooth approval process.


1.0.0	 PRESERVE, restore, and enhance the forest 
in all improvement projects: private, public, and otherwise. p. 01

2.0.0	 SUBORDINATE every built structure to the character and 
continuity of the forest, natural environment, and to the 
natural features of its own site. p. 02

3.0.0	 FIT every built structure within its neighborhood context. p. 04

4.0.0	 RETAIN and build upon Carmel’s architectural heritage. p. 07

5.0.0	 DESIGN every built structure with modesty and restraint. p. 09

6.0.0	 DETAIL every property authentically and consistently. p. 11

APPENDICES	
project review process	 p. XX
historical context	 p. YY
preferred building and planting materials	 p. ZZ
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1.0.0	 Preserve, restore, and enhance 
the forest in all improvement  
projects: private, public, and 
otherwise.


1.1.0	 Convey forest character in landscape 
designs.


1.1.1  	Consult the City Forester to determine 
viability and preserve all existing healthy 
trees.


1.1.2   Restore missing trees or add new trees in 
the public rights of way and in courtyards.  
Consult the City Arborist and landscape 
ordinance for approved types.


1.1.3	 Locate street trees informally, not uniformly 
spaced along a block.  Use tree grates 
consistent in design throughout an area or, 
alternatively, an open area at the tree base 
with plantings.


1.1.4	 Continue the forest character with surface 
plantings in the public rights of way.  


1.2.0	 Design for sustainability.


1.2.1 	 Use native, drought-tolerant species as the 
predominant palette, with flowering plants 
as appropriate accents.  Consult the zoning 
code, landscape ordinance, and permitted 
plant lists for any plant quantities, size, and 
species requirements. 


1.2.2	 Incorporate Low Impact Design features, 
including rain water retention. 


1.2.3  Design windows to maximize daylighting 
into interior spaces and use exterior shading 
devices to manage solar gain in summer 
months. For example, use operable awnings 
on storefronts to manage changes in light 
conditions.


1.2.4 	 Incorporate a renewable energy device, 
including a solar collector or wind turbine.


1.2.5	 Reuse demolition materials and refer to 
related City Regulations City regulations. 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2.0.0	 Subordinate every built structure 
to the character of the forest, 
natural environment, and to the 
natural features of its own site. 	 





2.1.0	 Follow the natural contours of the 
site. 


2.1.1	 Position building masses and roof forms to 
avoid cutting into the canopy of established 
trees.


2.1.2	 Where construction is necessary on a steep 
slope, step the foundation and building 
forms to follow the contours, minimizing 
excavation and fill and avoiding abrupt 
changes in grade both on the site and 
between adjoining properties.  


2.1.3	 Avoid a design that requires a tall retaining 
wall, terracing, or revetments that will be 
visible from the public way.  Minimize the 
visual impacts of any other retaining walls, 
garden walls, and foundation structures.  


2.1.4	 An exception is for underground parking 
structures.


2.2.0	 Minimize the visual impact of surface 
parking.


2.2.1	 Subordinate on-site parking to other uses, 
minimizing gaps in the continuous building 
wall of the block.   Locate a parking area at 
the rear or side of a site or to the interior of 
the block.  


2.2.2	 Locate hotel parking in the rear, off site, or 
below grade.
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2.2.3	 Screen the front of a parking lot, providing a 
visual buffer where parking abuts a public 
way with a landscape strip of trees and 
shrubs and/or low fences and walls.


2.3.0	 Minimize the visual impacts of 
architectural lighting.


2.3.1	 Subdue all exterior lights with shielded and 
focused fixtures of low lumens and daylight 
colored light, as defined in municipal code.


2.3.2	 Subordinate lighting to the building with 
small-scale, subdued-finish fixtures, 
stylistically integrated into the architecture. 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3.0.0	 Fit every built structure within its 
neighborhood context. 


3.1.0	 Locate a new building to reflect 
established alignment patterns. 


3.1.1	 Convey the height of traditional buildings in 
new construction by keeping the apparent 
height of a new building within the height 
range established by adjacent and nearby 
buildings, especially at the street frontage.


3.1.2	 Where existing buildings are positioned at 
the sidewalk edge, such as with Limited 
Commercial, Mixed-Use, Multifamily, and 
Hotel building types, conform a new 
building façade to this alignment.


3.1.3	 Provide small variations in setbacks for any 
landscaping. 


3.1.4	 Where a landscaped foreground is the 
context, such as with Multifamily Houses, 
conform a new building façade to this 
alignment, setting the building back from 
the front property line to provide more 
space for landscaping.


3.1.5	 Locate one portion of an Inn, or at least one 
building of a multi-building Inn, at the 
sidewalk edge along with an active-use 
area, such as a lobby, cafe, or outdoor 
gathering space, while ensuring privacy for 
individual rooms near pedestrian ways.


3.2.0	 Clearly identify a primary building 
entrance.


3.2.1	 Orient a primary entrance to face the street 
or courtyard, or provide a clearly-identifiable 
path to it.  For a civic building, orient the 
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primary entrance to face the street or a 
public space..


3.2.3	 Recess entries to commercial storefronts.


3.2.4	 Clearly differentiate entrances to upper-floor 
residences from those of commercial 
storefronts.


3.3.0	 Provide outdoor spaces to enrich the 
interplay between indoor and 
outdoor activities and to enhance the 
pedestrian experience. 


3.4.1	 For a Forecourt, which is directly facing onto 
the street, maintain the street wall by 
limiting the proportion of the opening to 
30% or less.


3.4.2	 For an Interior Courtyard, which is accessed 
by a narrower opening at the street, limit its 
entrance to a minor break in the street wall 
with inviting views to courtyard activities.  
Keep the size, colors, and materials of the 
courtyard compatible with its associated 
buildings.


3.4.3	 For an Intra-block Walkway, which indirectly 
connects from the street through a property 
to other pedestrian ways and activities, 
include features that provide visual interest. 
Commercial, Limited Commercial, and 
Mixed-Use projects of three or more lots or 
of 75 feet or more in building width require 
Intra-block Walkways. 


3.4.4	 For a Small Park or Plaza, include amenities 
for pedestrians not necessarily associated 
with uses in an abutting building.


3.4.5	 Locate Yards in front setbacks, such as at 
Multi-Family buildings, but limit their size 
and design them to conserve water. 


3.4.6	 Coordinate Plant Beds, Planters, and Planter 
Boxes with the building to add pedestrian 
interest to the base of storefronts, building 

    09  MAR EDITS: BREVITY + INPUT  (ITALICS)                    09 FEB 2023 DRAFT  -  5

ATTACHMENT 7

Page 392 of 498



setbacks, walkways, pass-throughs, and 
courtyards.


3.4.7	 Provide a Civic Space with convenient 
pedestrian connections, inviting street 
edges, landscape furnishings (such as 
lighting, benches, and public art), and 
maintained view corridors to encourage 
pedestrian traffic.


3.5.0	 Minimize negative conflicts with 
abutting uses.


3.5.1	 Orient service areas and entrances away 
from public streets and sidewalks and 
position them to minimize noise impacts on 
other activities.  


3.5.2	 Do not locate exposed equipment or utility 
boxes in public view or in a public 
passageway or on a primary facade and 
group utility lines and junction boxes on 
secondary walls.


3.5.3	 Minimize the visual impacts of building 
equipment by using low-profile or recessed 
mechanical units on rooftops and by 
grouping and screening it with walls, fences, 
or plantings, and painting it to match the 
existing background color.


3.5.4	 Minimize the visual impact of security 
devices on windows and storefronts by 
locating them on the interior rather than the 
exterior and allowing views to the inside.  
Use only decorative exterior security devices 
that complement the architectural style of 
the building and never opaque, roll-down 
metal screens.
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4.0.0	 Retain and build upon Carmel’s 
established architectural 
heritage.	 


4.1.0	 Preserve historic and existing 
resources.


4.1.1	 Re-use existing buildings and their 
components. 


4.1.2	 Respect adjacent historic resources by 
preserving adequate, light, open space, and 
views of and around the structure.


4.1.3	 Check zoning standards for related 
incentives, such as expedited processing.


4.1.4	 Follow additional standards for properties 
recognized as having official historic 
significance, such as Municipal Code 
Chapter 17.32 and the Historic Context 
Statement.


4.2.0	 Continue Carmel’s tradition of 
diversity in architectural styles.





4.2.1	 Differentiate a new building’s design and 
style from that of nearby and abutting 
buildings.


4.2.2	 For accurate historic styles, use the same 
materials and craftsmanship as those of the 
reproduced period.


4.2.3	 For other styles, use equivalent materials 
and craftsmanship as those of historic styles.


4.2.4	 Do not propose or repeat “new” “styles” 
that deviate from Carmel’s individualist, 
artistic history or that resemble those in 
speculative developments.


4.3.0	 Use traditional, natural building 
materials.  
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4.3.1	 Use the preferred materials traditional to 
Carmel, such as  wood, stone, brick, 
concrete, and stucco for walls and wood 
shingles and shakes, clay, slate, and 
concrete tiles for roofs.  Use metal roofs only 
if they are detailed simply, have no ribs or 
striations, use genuine, field-installed, 
standing or flat seams, and are unreflective 
and either uncoated, like Cor-Ten steel, or 
of integrated earth-toned color.


4.3.2	 Choose materials that will form a desired 
natural patina over time or that can be 
maintained in their original condition. 


4.3.3	 Use materials in their natural conditions, 
scales, and colors, with matte finishes and 
muted earth tones, rather than highly 
polished treatments such as mirrored glass 
or reflective metals.


4.3.4	 Apply materials using methods traditional to 
Carmel, for example, wood siding in 
shingles, horizontal clapboard, or board and 
batten, brick in its traditional modular 
dimension, or stucco in smooth or lightly 
textured finishes.	 


4.3.5	 Use metal or unclad wood windows, doors, 
and garage doors, not vinyl or plastic.


4.4.0	 Use man-made materials according 
to traditional, natural principles.


4.4.1	 Use man-made materials if their ecological 
impacts are equivalent to those of natural 
materials: able to form a natural patina over 
time, able to be maintained rather than 
disposed, able to be fully dismantled and 
recycled or reused, biodegradable, and 
environmentally non-toxic or beneficial. 


4.4.2	 Certified Cradle-to-Cradle products meet 
Carmel standards for man-made materials.


4.4.2	 Do not use man-made materials that fake 
natural or other materials in their textures or 
finishes.


4.4.3	 Apply man-made materials in a manner that 
conveys a traditional human scale. 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5.0.0	 Design every built structure with 
modesty and restraint.


5.1.0	 Restrain building forms, materials, 
and details.


5.1.1	 Design a building consistently, with the 
design concept extending to all sides of the 
building and with no mixing of architectural 
styles.


5.1.2	 Avoid visual complexity, “busy” building 
forms, too many different materials, 
excessive and overly ornate or ostentatious 
details, and materials and details that 
contrast strongly within a single building or 
with neighboring buildings.


5.1.3	 Where a building exceeds more than one lot 
in width, maintain an integrated overall 
architecture, while employing traditional 
expressions of interior volumes and 
hierarchies of design features to prevent 
monumentality.


5.1.4	 For Commercial, Limited Commercial, and 
Mixed-Use buildings, use a building form a 
simple, rectangular form, similar to those 
seen traditionally.  


5.1.5	 Use a roof form consistent with the style of 
the building, with flat, pitched, or a variety 
of roof forms on Commercial, Limited 
Commercial and Mixed-Use buildings and at 
least some pitched roofs on Multifamily 
Houses and Inns.  Do not use fake, mansard, 
or other roof forms that appear tacked on.	 


	 


5.2.0	 Establish a sense of human scale in a 
building design.


5.2.1	 Do not use building elements that are 
complex, monumental, formal, out-of-scale, 
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or that increase the visual prominence of the 
building.


5.2.2	 Use vertical and horizontal articulation 
techniques to reduce the apparent mass of 
a larger building and to create visual 
interest, such as: horizontal belt courses, 
moldings, cornices, canopies, wall offsets, 
columns, pilasters, and changes in window 
patterns among different modules of a 
building.


5.2.3 	 Use appropriately sized, never oversized, 
building elements, such as windows, doors, 
entries, balconies, and overhangs to reduce 
scale within public view. 


5.2.4	 Keep visible openings proportional with and  
subordinate in scale to the building.  Do not 
use “grand", oversized entryways, windows, 
or doors.  Do not use expanses of glass that 
require more recent structural technology 
on more traditional architectural styles.


5.2.5 	 Use traditional downtown ratios of windows 
to walls, with the ground floor more 
transparent than above and avoiding 
undivided expanses of glass on upper 
floors.  Use an even lower ratio of window to 
wall on Limited Commercial than on 
Commercial and Mixed-Use buildings.


5.2.6	 Provide variation in building height when a 
building will be substantially wider than 
traditional ones in the area or when 
constructing more than one building on a 
site.  


5.2.7	 Subordinate a rooftop addition to the 
existing building, setting it back enough to 
maintain the perceived scale at the front of 
the property.


5.3.0	 Keep the overall color scheme 
muted and devoid of bright or high-
intensity colors.   


5.4.0	 Where existing single-family uses are 
grandfathered, apply the single 
family residential design guidelines. 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6.0.0	 Detail every property 
authentically and consistently.


6.1.0	 Apply a building material in a 
manner that appears authentic.


6.1.1	 Convey a sense of true craftsmanship in 
architectural details. 


6.1.2	 Do not use materials or details inauthentic 
to the architecture or that appear non-
structural, gratuitous, or applied as 
superficial elements, wall “accents” or 
veneers.


 6.1.3	 A “hierarchy” of building materials should 
be used, with heavier, coarser materials 
appearing below lighter ones.  For example, 
a heavier material such as stone shall appear 
to support itself; it should not “float” above 
a lighter material.


6.1.4	 Detail new and/or manmade materials in 
ways authentic to their own composition.  
For example, carefully plan the woodgrain 
and modules of formwork for exposed 
poured concrete or use cement board 
siding with a smooth, untextured surface, 
rather than an added, faux woodgrain.


6.1.5	 Use non-reflective, matte or low luster, 
muted instead of glossy finishes on all 
features. 


6.1.6	 Apply paint as a solid color, without texture 
mottling, antiqued, or other faux finishes.


6.2.0	 Use building materials or features in 
a consistent manner.
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6.2.1	 Do not stop wall materials at outside 
corners, instead wrap them around the 
entire visible building element.


6.2.2 	 Use one primary material for a building and 
one, or at most two, materials on walls.  
Once a species of wood or stone is 
selected, do not combine it with other 
species within a single project.


6.2.3	 Make window and door styles, materials, 
and finishes uniform wherever publicly 
visible.


6.3.0	 Use architecturally integrated details 
to provide pedestrian interest.  





6.3.1	 Keep details at a human scale and in scale 
with the building.


6.3.2	 Use a functional balcony that is consistent 
with the building design to provide variety 
in wall surfaces and visual interest. 


6.3.3	 Mount a functional awning or canopy that is 
in character with the building to accentuate 
defining features of the facade.  Use only 
matte colors and materials compatible with 
the structure, such as canvas, other fabric, or 
a similar, woven material.  


6.3.4	 Locate a simple sign that is compatible with 
and subordinate to the building to 
emphasize façade design elements.  Use 
durable, non-reflective materials with no 
more than three legible, non-vibrant colors 
to reinforce the sign’s own design integrity.  
A memorable symbol sign adds interest and 
can employ a more complex, muted palette. 


6.4.0	 Enhance the pedestrian experience 
by providing a sense of discovery 
along the street.	 
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6.3.1	 Maintain a variety and diversity of building 
features at the street level, including 
storefronts with views to inside activities, 
artistic window displays, inviting building 
entries, outdoor dining spaces, planters. 
flower boxes, climbing plant devices, wall 
art, decorative tile, and other architectural 
details.


6.3.2 	 Provide amenities in outdoor spaces such as 
plantings, art, fountains, information kiosks, 
waste receptacles, seating, and other 
furnishings.


6.3.3	 Coordinate the design of street furniture 
with that of an associated outdoor space or 
building, keeping it within the design 
traditions of downtown and of true 
craftsmanship and high quality materials 
such as wood and metal in matte finishes.


6.3.4	 To distinguish public sidewalks from 
adjacent outdoor spaces like walkways, 
pass-throughs, and courtyards, provide 
variety in paving patterns and materials.  Do 
not use asphalt, but instead modular, high-
quality materials such as cobblestone, brick, 
or scored, dyed, and/or pebble aggregate 
concrete.	  

    09  MAR EDITS: BREVITY + INPUT  (ITALICS)                    09 FEB 2023 DRAFT  -  13

ATTACHMENT 7

Page 400 of 498



CARMEL DESIGN GUIDELINES
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Preface introduction


I. Residential chapter I


II. Commercial chapter II


III. Municipal chapter III	

Appendices

						p. XX

p. YY

p. ZZ

p. QQ

	







 p. RR

CORE PRINCIPLES


1. ENHANCE, restore, and preserve the forest 	in all improvement projects:
private, public, and otherwise.

2. SUBORDINATE every built structure to the character and continuity
of the forest, natural environment, and to the natural features of its own site.

3. FIT every built structure within its neighborhood context.

4. RETAIN and build upon Carmel’s architectural heritage.

5. DESIGN every built structure with modesty and restraint.

6. DETAIL every property authentically and consistently.
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INTRODUCTION

“It has become a symbol of an attitude and an approach. 

The attitude is that quality is worthwhile in itself, but that it also makes economic sense.”  


                                               - Lawrence Halprin, landscape architect, January 1967


From its earliest years, Carmelites sought for their village to be different from other 
communities, to have originality and uniqueness, to weave pleasantly amongst the natural 
landscape of sea, hill, tree and beach. Before incorporation as a city in 1916, the Carmel 
Development Company was aided by the Carmel Civic League, an entity created to protect the 
physical assets of the village and to advocate for tasteful, person-kind improvements. A dozen 
years after 1916, Dr. Carol Aronovici, a renowned city planner, addressed members of the 
community on the civic value of architectural control.


Dr. Aronovici told the assembled mass that good civic design “is the art of conserving all the 
natural advantages of a city and controlling all building enterprises, whether public or private, 
so as to blend them into a harmonious whole.”


It was the local newspapers which led the effort for community architectural review. By 1929, 
Perry Newberry had become publisher and part-owner of the Carmel Pine Cone newspaper and 
began a year-after-year drumbeat for better planning and architecture, calling in editorials for 
“lines of distinction and individuality” in building design. “There should be some measure of 
civic control” he wrote in 1935, “which will make Carmel more beautiful.”


Newberry was joined in this crusade by Willard K. Bassett, publisher of the Carmel Cymbal, who 
in 1938 opined in favor of architectural review of buildings in the commercial core. In 1940, 
Bassett editorialized to “Keep Building Atrocities out of the Business District.” And by the end 
of 1940, the City Council created a process for civic review and approval of new buildings.


The enclosed Design Guidelines are heirs to over a century of our community’s want to assure 
new or remodeled structures meld with Carmel’s natural beauty and with their neighboring 
edifices. Generations and succeeding generations have sought architectural sincerity in what is 
built.


Our Design Guidelines Committee hopes this booklet assists you in your quest to become part 
of our heritage by blending your project in amongst its neighbors and within our ancient forest, 
both on your own property and any adjoining public property.  Only with your help and 
dedication to our shared commons can we preserve and enhance the overall continuity and 
harmony of the built and especially the natural environment that is our unique legacy.
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1.         Enhance, restore, and preserve the forest in all 
improvement  projects: private, public, and otherwise.
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1.1.      Preserve all existing healthy upper canopy and lower canopy trees (for 
example, as shown by rooflines within un-cut branches above).


1.1.1.   Before beginning design work, have a licensed surveyor or engineer prepare the required 
survey, showing existing site conditions, topography, drainage features, trees, structures, 
right-of-way edges and character, views, privacy issues, historical evaluations, 
nonconformities, neighborhood design contexts, and other features useful in designing a 
project.   


1.1.2.   Address comments provided by a City Planner and the City Forester on the required 
survey and on the required City Forester evaluation of existing tree significance and 
condition on and immediately adjacent to the project site, including in the right-of-way.


1.1.3.   Address the Forest and Beach Commission's project review comments on the effects that 
proposed work will have on significant trees.	 


1.1.4.   Consult the “Preliminary Site Assessment” tree survey when designing and locating new 
structures and additions to determine which trees are significant and should be 
protected. 


1.1.5.   Provide enough open space on each building site to both preserve and add upper and 
lower canopy trees at sufficient spacings for growth to maturity (as shown by altered 
floorpan in right-hand diagram above). 


1.1.6.   Locate new construction in accordance with the Land Use Code to minimize impacts on 
established trees and avoid pruning of limbs and canopies.  Set foundations for buildings 
and walls back far enough from the base of any tree to adequately protect its roots.  Plan 
curb cuts, paving and drainage systems to maintain air transport and water percolation to 
root systems. 


1.1.7.   Protect existing vegetation during construction in order to screen buildings, contribute to 
the forest character of the street, and achieve a settled, mature look upon project 
completion. 


1.1.8.   Plan access and site development to protect trees during construction as provided in the 
Land Use Code.  Do not alter the grade level near nor excavate into the root zone or drip-
line of any healthy mature tree, whether on or adjacent to the site, including on abutting 
properties and in the right-of-way.


Imai tbd
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1.2.      Preserve or enhance the informal, vegetated, open space character of the 
right-of-way.


1.2.1.   Preserve vegetation and trees, especially those with canopies over the street, both in the 
right-of-way and the periphery of the site so that the pavement curves around and 
emphasizes natural landscape features and topography, creating the appearance of a 
meandering forested lane with occasional “mini-parks” (as shown by the irregular pavement 
edges and encroaching vegetation in the above images). 


1.2.2.   Remove any excess existing paving and other non-conforming and easily displaced materials, 
such as gravel per M.C. 12.24.020.B.  Never keep in the right-of-way irrigation equipment or 
un-permitted paving, gravel, boulders, logs, timbers, planters, fences, retaining walls, other 
above-ground encroachments, or any hardscape that would widen the street (as shown 
above) or create a parking space.


1.2.3.   Maintain the existing character of street gutters, which is typically a rolled asphalt curb or, 
more formally, is a channel faced with large native rock, but is never just plain concrete. 


1.2.4.   To create connectivity with adjacent properties, leave the right-of-way as an unpaved, natural 
forest floor with an informal edge, consisting of trees, naturally occurring vegetation, and 
organic surfaces, such as pine needles (as shown above by the natural area between a 
home's property line and the street pavement). 


1.2.5.   When adding plantings to the right-of-way use only naturally occurring natives to the Carmel 
forest: drought-tolerant and non-irrigated, green foliage, ground covers, or low shrubs, 
informally arranged.  Do not use bedding plants and exotic species in the public right-of-way.
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1.2.6.   Do not remove trees or add gravel or other “hardened” surfaces to provide parking 
in the right-of-way, but instead reinforce the forest image by separating parking 
spaces from driveways with plantings and by using natural soil, or fresh, mini-
woodchips as surface materials (as shown above by a nearly undetectable natural 
area sized to accommodate parking).


1.3.      Preserve and enhance the forested image of the site.


1.3.1.   Preserve and supplement trees, especially those that arch over the street, and 
provide a mix of upper canopy trees for scale and multi-stemmed lower canopy trees 
for screening.  The City Forester determines the mix and the City regulations cover 
tree replacement ratios and species. 


1.3.2.   Do not wall off properties at the front property lines but instead extend the forest 
character of the right-of-way into  the visible parts of the site by keeping a large 
portion of each site as open space, with plantings located to filter views of structures 
(as shown above by the unimpeded, vegetated zone between the street on the left 
and the home on the right).  Find maximum limits for hardscape site coverage in the 
Carmel Municipal Code. 


1.3.3.   Locate plants and ground surfaces in relaxed, informal arrangements that are 
consistent with the urban forest character (as shown above at far right), reserving any 
formal, unnatural arrangements, bedding plants, or exotic flowering plants only for 
small areas out of public view or small walkway or entry accents (as shown above at 
center). 


1.3.4.   Use site plantings that are native, drought-tolerant species, in accordance with the 
Municipal Code.


1.3.5.   For a forest meadow ground cover, use only informal, no-water varieties kept out of 
public view and do not use manicured lawns or artificial turf.
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1.3.6.  Projects that involve a new building or substantial alteration require a professional 
landscape plan, which identifies areas for low-scale plants, shrubbery, and trees for initial 
review and shows specific planting plans for final review.  Address the special needs of 
each species, using, for example, high-water-use plants near redwoods but not near oaks, 
paving materials that minimize tree root impacts, and best practices for fire mitigation.


1.4.      Preserve un-altered, pre-development water drainage ways as site 
amenities.


1.4.1.   Minimize stormwater impacts with Low Impact Development (LID) principles, including: 
addressing stormwater close to the source, installing bio-retention, and other planted 
drainage areas, and using“sand-set” instead of “mortar-set” paving with pervious paving 
materials for water percolation and soil aeration.


1.4.2.   Enhance water quality with stormwater management systems that mimic the natural water 
cycle, filter stormwater into the ground and direct flows through vegetative buffers and 
rain gardens where plant and tree uptake can remove pollutants.


1.4.3.   Design new on-site stormwater control devices to appear naturally integrated into the 
forest.  Use green roofs, retention areas, or landscaped areas to capture flow and prevent 
new runoff toward adjacent properties per Carmel Municipal Code Section 15.08.230.


2.         Subordinate every built structure to the character and 
continuity of the forest, natural environment, and to the 
natural features of its own site.
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2.1.      Nestle a building in the trees to minimize the mass visible from public 
view.


2.1.1.   Position buildings to avoid cutting into the canopy of established trees.


2.1.2.   Decrease the apparent size of buildings by building less than the maximum allowable 
floor area, using a compact footprint, minimizing large volume spaces (high ceilings or 
steep pitches across wide spans), and eliminating large, unused underfloor areas and 
extensive cantilevers, especially over cut areas.


2.1.3.   Reduce perceptible building height by locating some floor area either fully or partially 
below grade or at a “garden” level with any walkout area, light well, retaining wall, or 
terrace concealed to the side or rear.   When these locations are not feasible, provide 
more screening with other building elements or landscaping.


2.1.4.   Minimize the visual impacts of retaining walls, garden walls, window wells, and other 
foundation structures by incorporating sloped, planted areas to create a smooth grade 
transition. Ensure tall retaining walls, terracing, or revetments are not visible from the 
public way.


2.2.      Follow the site’s natural contours.


2.2.1.   Minimize construction on steep slopes. 
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2.2.2.   Minimize excavation and fill on a site by maintaining existing topography and keeping all 
grading and excavation completely within the proposed building footprint (as shown 
above by dashed line). 


2.2.3.   Step building height, foundations, and floor levels to follow site slopes and contours 
(unlike above, where support posts create a single level floating above a downward 
slope).  When floor levels cannot be stepped, larger underfloor spaces (as shown above 
under most of the building) count as part of the allowed floor area.


2.2.4.   Avoid abrupt changes in grade (like shown above left by added retaining walls) within a 
site and between adjoining properties. If such transitions are unavoidable, then use 
sloped, planted areas. If a stable planted slope cannot be created, then use multiple 
landscaped terraces rather than a single tall wall (as shown above right).


2.3.      Subordinate parking facilities to the house and site.


2.3.1.   Minimize the impact of a garage or carport by: concealing them from the street,detaching 
them at the back of the lot or elsewhere, subsuming them into the building design (as 
shown in both images above) by, for example, tucking them underneath, locating them 
partially below grade (while avoiding any three-story appearance), orienting the garage 
door away from the street, and, on small lots, using only a single, one-car garage door.
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2.3.2.   Use parking facilities to maintain or enhance variety along the street edge and to 
maximize landscaped open space, views, and privacy.  If a detached, one-car garage or 
carport benefits the overall streetscape, the City may determine that it can encroach into 
the front setback.  The City does not allow two-car garages in the front setback.


2.3.3.   To maintain forest floor continuity, established vegetation, and ample front yard space, 
keep driveways at grade and without cuts and fills that would create a “ramp” effect or 
require retaining walls perpendicular to the street.


2.3.4.   Minimize the amount of paved surface area for a driveway by using organic materials, 
“tire track” paving strips, sharing a single driveway between two adjacent properties (as 
shown in above sketch), and/or limiting each site to the required single curb cut (unless a 
corner site requires a “through driveway”).


2.3.5.   Minimize the visual impacts of retaining walls, garden walls, window wells, and other 
foundation structures by incorporating sloped, planted areas to create a smooth grade 
transition. Ensure tall retaining walls, terracing, or revetments are not visible from the 
public way.
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2.4.      Design all paved areas to be small, informal, and intimate.


2.4.1.   Reduce widths of asphalt or concrete, separate a driveway from a front walkway with 
plantings, soften paved edges with landscaping (as shown above left by irregular and 
separated driving and planted stepstone walking areas), and avoid formal or urban 
paving treatments (as shown above right by rectilinear pavers, straight edges, and 
joined driving and walking areas). 


2.4.2.  Select paving with muted colors and texture authentic to the material (unlike faux stone-
colored concrete pavers at above right), such as Carmel stone (above left), granite, 
cobblestone (above center left), brick, asphalt, natural concrete (above center right), 
gravel, decomposed granite, and mulch, keeping easily displaced materials on private 
property only per M.C. 12.24.020.B.


2.5.      Blend private landscape with that of the public right-of-way to make 
vegetated spaces appear larger and to improve continuity with the 
forest.
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2.5.1.   Design without a fence or wall along a street frontage.


2.5.2.   Where privacy or enclosure is needed, use shrubs, hedges, or other vegetated 
landscaping (such as the raised native arrangement shown above).


2.5.3.   If vegetation does not provide sufficient safe enclosure along a street for children, pets, or 
others, install an informal, unfinished, wood fence (such as shown in the foreground 
above), which preserves visual access into the front yard and at street intersections, by 
using open pickets wherein the size of the spaces are at least equal to the size of the 
material.


2.5.4.   When creating an arbor, maintain a narrow, low, light, and open design (such as shown 
over the garden gate above), instead of a tall, wide structure with massive timbers or 
other heavy elements that dominate the street.
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2.5.5.   In rare cases, where a fence is needed but the predominant building material is stone, 
masonry, or stucco, a low garden wall of the same material and construction may fit into 
the site if fully integrated with the topography and other hardscape and if kept at four 
feet or less from grade.


2.5.6.   Place front yard enclosures (such as hedges, fences, or walls) farther back from the front 
property lines as they become more solid.  Refer to Maximum Building Envelope 
information to determine allowable heights and placements.


2.6.      Preserve the nighttime, “dark-sky” character of neighborhoods.


2.6.1.   Subdue all exterior lights with shielded and focused fixtures of low lumens and warm 
white temperatures, as defined in municipal code. Do not use fluorescent lighting.


2.6.2.   Use lights only where needed for safety and at outdoor activity areas, such as building 
entries, gates, terraces, walkways, and patios.


2.6.3.   Do not use floodlights, spotlights, or lights to accent or uplight buildings, tree canopies, 
or other vegetation.


2.6.4.   Instead of exposed light sources, locate and shield fixtures, including string lights, to 
eliminate glare and excess illumination onto neighboring properties and the street.


2.6.5.   Size, locate, and shade skylights to eliminate glare or light pollution visible to neighbors 
or to the public. Use skylights only if interior spaces have no access to exterior windows, 
such windows have limited access to light, or windows would cause even greater impacts 
to adjoining homes. 


3.         Fit every built structure within its neighborhood context. 
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3.1.      Locate open spaces so that they visually link with those of adjacent 
properties.


3.1.1.   Coordinate open spaces in careful response to other open spaces to have an amplifying 
effect and combine them to increase their apparent size (as shown by wide forested space 
between homes above left), rather than simply maintaining required setbacks (as shown 
by narrow space with little room for plantings above right). 


3.1.2.   On oversized or combined properties, maintain the open space character of Carmel’s 
typical 4,000sf lot sizes, avoiding the appearance of a “compound” or “estate.” 


3.1.3.   Relate a building’s mass to the context of other homes nearby.  Divide a larger building 
into forms similar in scale to traditional village houses, placing some mass in a detached 
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secondary structure (garage, guest house, etc.) if necessary to reduce the overall mass of 
the primary building.


3.1.4.   Stagger front setbacks of homes and garages to frame outdoor spaces, avoid uniform 
alignments, and provide variety in the arrangement of buildings and open spaces along 
the street (as seen with the three different property layouts above), unless doing so 
prevents a visual aggregation of open space or endangers significant trees.  


3.1.5.   Stagger side setbacks with adjacent properties to avoid the “canyon effect” of a narrow 
corridor or tunnel between buildings (as shown by the two homes at above right).  
Provide even more open side yard space when buildings on adjacent properties are two 
stories or close to the joint property line.  Refer to the Municipal Code for setback 
regulations.


3.1.6.   Minimize building mass as seen from adjacent properties by: avoiding long, uninterrupted 
wall planes, placing tall building walls away from the property line and similar walls on 
neighboring sites (as shown above by large front setback of taller, uphill home), and 
providing greater setbacks for any chimney directly opposite a neighboring window.


3.1.7.   Preserve access to light between properties. 
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3.2.      Preserve views from nearby properties to natural features.


3.2.1.   Locate building volumes to make use of views but not substantially block views enjoyed 
by others (like the proposed home shown with dashed lines above, which allows all 
neighboring homes to preserve the primary view to the bottom right), keeping the 
building height low and the building footprint compact to maintain views over and along 
sides of properties.


3.2.2.   Keep building elements from blocking views with sensitive placement and sizing, for 
example use chimneys with narrow profiles or minimalist flues. 


3.3.      Organize functions on a site to preserve reasonable privacy for adjacent 
properties (unlike the proposed upper deck shown above with dashed lines, which 
overlooks a neighboring patio).


3.3.1.   Screen patios, terraces, and active areas of adjacent properties through the position of 
buildings and the preservation of significant trees.
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3.3.2.   Locate and size windows and skylights to avoid views in or out of neighboring indoor and 
outdoor active use areas. Limit windows to 12sf or less on side walls adjacent to 
neighbors.


3.3.3.   Locate and screen balconies and decks to avoid overlooking active indoor and outdoor 
use areas of adjacent properties.


3.4.      Minimize negative impacts to surrounding properties.


3.4.1.   Fully integrate utilities and services, including gas meters, electrical panels, water heaters, 
and trash receptacles, into the architectural design of the building. 


3.4.2.   In cases where full architectural integration is not possible, Eliminate the visual impacts of 
utilities and services by grouping and shielding them with architectural and landscape 
elements, such as cabinets, walls, fences, or plantings, of integrated material and color.


3.5.      Vary the design of a new building from that of nearby and abutting 
properties.


3.5.1.   Provide variety in building materials along a block (as shown, from left to right, by the 
green clapboard, stained redwood, and yellow stucco homes above).


3.5.2.   When using painted or otherwise coated surfaces, provide variety in building color along 
a block.
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4.         Retain and build upon Carmel’s established architectural 
heritage (for example, clockwise from top: rustic Tudor, Fairytale, Craftsman, Mission 

Revival, mid-century Modern). 

4.1.      Preserve historic and existing resources.


4.1.1.   Re-use existing buildings and their components, for example restoring rather than 
replacing original windows (for example the restored antique steel casement windows 
shown above). 


4.1.2.   Respect adjacent historic resources by preserving adequate, light, open space, and views 
of and around the structure.


4.1.3.   Check zoning standards for related incentives, such as expedited processing.


4.1.4.   Follow additional standards for properties recognized as having official historic 
significance, such as Municipal Code Chapter 17.32, the Historic Context Statement, and 
Historic Review Board consideration. 


4.2.      Continue Carmel’s tradition of architectural diversity.
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4.2.1.   To avoid uniformity and the appearance of speculative development and to promote 
individual artistic expression, differentiate a new building’s plan, massing, and overall 
design from that of nearby and abutting buildings. 


4.2.2.   When reproducing historic architecture, use the same materials and craftsmanship as 
those of the reproduced period (for example, the medieval European cottage replica 
shown above with genuine, hand-thatched roof).


4.2.3.   For all architectural languages, use equivalent materials and craftsmanship as those of 
historic architecture.


4.2.4.   Do not use designs that resemble those in speculative or “McMansion” developments or 
that present a commercial or industrial appearance. 


4.3.      Use traditional, natural building materials (such as the Carmel stone, wood 
shingles, and stucco seen above from left to right).


4.3.1.   Use the preferred materials traditionally used in Carmel, such as  wood, stone, tile, brick, 
artistically-crafted concrete, and stucco for walls, patios, and decking, as well as wood 
shingles and shakes, clay, slate, and concrete tiles for roofs.  Use metal roofs only if they 
are devoid of corrugations or striations (unlike the industrial roof shown above right), and 
are detailed simply, have narrow flat panels, use genuine, field-installed, standing or flat 
seams, and are unreflective and either uncoated, like zinc, or of integrated earth-toned 
color, like anodized aluminum (like the traditional metal roof shown above left).


4.3.2.   Choose materials that will form a desired natural patina over time or that can be 
maintained in their original condition (such as the unstained wood siding shown above). 


4.3.3.   Use materials in their natural conditions, scales, and colors.


4.3.4.   When adding surface treatments, use matte finishes and muted earth tones, rather than 
highly polished treatments such as mirrored glass or reflective metals. 
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4.3.5.   Apply materials using methods traditional to Carmel, for example, wood siding in 
shingles, horizontal clapboard, or board and batten, brick in its traditional modular 
dimension, or stucco in smooth or lightly textured finishes.


4.3.6.   Use unclad wood, solid metal, or recyclable, “designed for disassembly” aluminum-clad 
wood, with no visible plastic elements, for windows, doors, and garage doors.


4.4.      Use manufactured materials according to traditional, natural principles.


4.4.1.   Use manufactured materials only if they are ecologically sensitive: able to form a natural 
patina over time, able to be maintained rather than disposed, able to be fully dismantled 
and recycled or reused, biodegradable, and environmentally non-toxic or beneficial. 


4.4.2.   Do not use petroleum-based architectural elements.


4.4.3.   Use products that meet or exceed the most current national or international ecological 
building standards (such as certified Cradle-to-Cradle or Design for Disassembly) meet 
Carmel standards for manufactured materials.


4.4.4.   Do not use manufactured materials that fake or mimic natural or other materials in their 
textures or finishes, including machine-stamped faux woodgrains (like the stamped grain 
cement clapboard at top left or the faux slate-colored and -textured roof tiles at top 
right).  Use cast concrete only with non-uniform, handcrafted patterns such as those 
provided by genuine wood formwork (like the site-poured wall at bottom left).


4.4.5.   Apply manufactured materials in a manner that conveys a traditional human scale.
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5.         Design every built structure with modesty. 

5.1.      Restrain building forms, materials, and details.


5.1.1.   Design a building consistently, with the design concept extending to all sides of the 
building and with no mixing of architectural languages (as shown above by the 
continuation of the handcrafted masonry vocabulary throughout the home).


5.1.2.   Keep primary building volumes simple, as seen traditionally, limiting the number of 
subordinate volumes and using basic rectangular (like the photo above), L-, T-, or U-
shaped plans. 


5.1.3.   Avoid visual complexity, “busy” building forms (like the protrusions upon protrusions 
shown above), too many different materials, excessive and overly ornate or ostentatious 
details, and materials and details that contrast strongly within a single building or with 
neighboring buildings.


5.1.4.   Do not use building elements that are complex, monumental, formal, out-of-scale, or that 
increase the visual prominence of the building.


5.1.5.   Use restraint when introducing variation in building planes, using building offsets only for 
clear purposes such as avoiding tree limbs or expressing a change of occupational use 
within.  Do not use small, purposeless offsets and do not change the building material or 
cladding at an offset (for example the change to a stucco material is used above to 
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express a major addition to an existing stone home, not to highlight minor elements of 
a unified home).


5.1.6.   Compose roof forms with just a few, simple planes with limited subordinate attachments 
such as dormers.  For example, traditional gable and hip roofs have basic forms while  
mansard roofs and sloping roof “skirts” that conceal a flat area add too much 
complexity.


5.1.7.   Subdue the character of the garage by using a rectilinear form with materials and colors 
that do not contrast with the main buildings.


5.2.      Ensure that a building appears to be no more than two stories in 
height, as viewed from the public right-of-way.


5.2.1.   Present one-story heights to the street and locate two story elements away from the 
street, except where this would appear dominant or out of scale when viewed from the 
public right-of-way or a neighboring home. Remember that a garage, even sunken 
below grade, counts as a story.


5.2.2.   Make detached garages one story, one-car, and small in scale, with the wall plate height 
no taller than that of the first-story plate of the main house.
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5.3.      Convey human scale in a building’s basic forms.


5.3.1.   Use historic Carmel styles only at their traditional, human scales. 


5.3.2.   Organize building mass into realistic modules to reduce perceived size, breaking a larger 
house into subordinate modules which appear authentic, in that they reflect real, 
functioning spaces within (as shown by the room above that protrudes to the right in 
order to center its fireplace), not just minor offsets meant to create interest.


5.3.3.   Emphasize the low and horizontal so that buildings appear to hug the ground.


5.3.4.   Use a low building plate height, generally not over 8 feet.  Keep plate heights and roof 
eave lines low in scale, tucking upper story rooms under roof slopes, so as to reduce the 
height of exposed walls.  The maximum plate height of 12 established in the Land Use 
Code is only to accommodate sloping building sites.


5.3.5.   Do not use design features that produce a top-heavy appearance such as large 
cantilevered building elements, wide chimney structures, or roof forms that dominate the 
body of the building.
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5.3.6.   Proportion roof forms to the scale of the building.


5.4.      Use building details to provide interest but not to exaggerate the scale 
of a building.


5.4.1.   Add details to relieve blank surfaces and achieve a scale compatible with the building’s 
forms and its architecture (such as the quirky Fairytale half-timbering shown above).  


5.4.2.   Use all materials, natural or man-made, at traditional scales, dimensions, and modules.


5.4.3.   Use appropriately sized, never oversized, building elements, such as windows (note the 
out-of-scale arches above left), doors, entries, chimneys, overhangs, dormers, and 
porches to reduce scale, especially as visible from public view (see the appropriately small 
and architecturally integrated fenestration on the Prairie Style home above right).
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5.4.4.   Keep visible openings subordinate in scale to the building (like the tucked-away front 
door above right).  Do not use “grand", oversized entryways, windows, or doors (like the 
enormous entry door above left).  


5.4.5.   When reproducing historic architecture, limit the dimension of any glass to that which was 
possible to span using only the original construction techniques of that era.


5.4.6.   Limit the use of specialty windows that add to building bulk to no more than one visible 
from the street.  Avoid altogether bay and oriel windows facing the street if this would 
create a repeating pattern within the context of adjacent structures.


5.5.      Keep the overall color scheme muted to blend with the forest palette.


5.5.1.   Limit the use of bright colors, if any, to key accent features, such as an entry door.
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5.5.2.   Avoid starkly contrasting color schemes.


6.         Detail every property authentically and consistently. 


6.1.      Use building materials and features in a manner that conveys authenticity.


6.1.1.   Convey a sense of true craftsmanship in architectural details. 
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6.1.2.   Do not use fake, purely decorative building elements such as dummy chimneys, doors, 
windows, or shutters.  Size any shutters so that they would cover their entire window, 
whether or not they are in active use.


6.1.3.   Do not use materials or details inauthentic to the architecture or that appear non-
structural, gratuitous, or applied as superficial elements, wall “accents” or veneers.  


6.1.4.   On multi-paned windows and doors, use true dividers that go from inside to outside 
between the panes of glass.


6.1.5.   Where materials do not simply remain un-coated, finish with a plain, uniform, matte 
varnish, stain or paint, without faux finishes.


6.1.6.   Use details that are true structural elements, such as natural wood exposed rafter tails, 
beams (like the structural roof beams used above to add texture to the eaves), or stacked 
stone foundations.  If costs prove prohibitive, simplify the architectural language rather 
than mimic more costly methods.


6.1.7.   Whether on a building or a landscape element, stack stone traditionally so that it appears, 
or actually is, structurally load-bearing. 
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6.1.8.   Use a “hierarchy” of building materials, with heavier coarser materials below lighter 
materials (such as the wood sidings over stone, concrete, and brick shown above).


6.1.9.   Do not “float” stone above lighter materials or use it purely decoratively, such as framed 
just around windows or doors, or randomly clustered on corners, walls, or chimneys.


6.1.10. Detail new and/or manufactured materials in ways authentic to their own composition.  
For example, carefully plan the woodgrain and modules of formwork for exposed poured 
concrete or use cement board siding with a smooth, untextured surface, rather than an 
added, faux woodgrain.


6.2.      Use building materials or features in a consistent manner.


6.2.1.   Use design details and surface materials throughout the full exterior of the building. Do 
not apply special materials or design treatments to the street facade only. 


6.2.2.   Do not stop wall materials at corners, instead wrap them around the entire building.


6.2.3.   Use only one primary material for building walls with any additional materials clearly 
subordinated (such as the above left home, identifiable as “stucco” or the above right 
home, identifiable as “wood shingle”). 
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6.2.4.   Make window and door styles, materials, and finishes uniform throughout a design.


6.3.      Make architectural details integral elements of the overall building 
design concept (such as the corner-mitered glass shown above, which by eliminating 
an expected structural member, reinforces the floating roof).


6.3.1.   Use window and door proportions, sizes, styles, and materials accurate for the 
architectural style of the building.  Traditional historic styles and their reproductions 
require small openings, in keeping with older technologies (as shown above by the small, 
circular window surrounded by enough solid surface to appear as though the building 
were actual masonry construction, not modern framing with a stucco coating).


6.3.2.   Integrate the primary entrance with the overall design of the house.
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6.3.3.   Rather than installing a standard overhead product, craft a garage door either to provide 
visual interest, to recede completely into the materials and colors of the building wall, or 
orient it so as not to face the street. 


6.3.4.   Blend any skylights, their size, shape, placement, number, and framing into the overall 
roof and building design (like the glass peak integrated into a symmetrical pyramidal roof 
shown above).  Preserve the overall roof form by respecting the maximum allowable 
percentage of skylight area and the minimum allowable distance from eaves.  Ensure that 
skylights do not appear random, visually prominent to the neighbors, nor visible to the 
street.  Do not use unintegrated high profile, domed, or pyramidal units.


6.3.5.   Design a balcony to be subordinate in scale and proportion to the house, while using 
materials and details appropriate to the overall building design.


6.3.6.   Locate and proportion a chimney and its cap to integrate into the overall building design. 
Make a chimney attached to the side of a building appear to be self supporting (as shown 
above left), not “floating” above the ground or foundation (as shown above right). 
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6.3.7.   Choose roof materials and installation details accurate to the architectural style of the 
building.  Add new energy conservation and generation technologies, including 
“cool” and planted areas, to roofs only if subdued in appearance. 


6.3.8.   Handcraft any fences, using unfinished grapestakes (as shown above left) or wood 
pickets and not ornate wrought iron or chain link (as shown above right).


6.3.9.   Integrate any garden wall with the building architecture and materials, using matte-
finished native stone, river rock, brick, or plain-textured plastered masonry (as shown 
blending with the architecture above left), not unfinished concrete or concrete block 
(as shown above right).


6.3.10. Integrate an arbor into the fence or wall design, incorporating vines or other 
landscaping to blend it into the garden.
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6.3.11. Distinguish a gate from the adjoining fence or wall with crafted or individualized details, 
while maintaining filtered views into the property.  Do not use vehicle gates except on 
unusually large estate properties.


6.3.12. Never use gate posts or columns that are monumental or out-of-scale with the building 
design, nor stone columns that are not integrated into other stone elements.  Keep posts 
and columns the same height as their adjacent fence or wall.


6.3.13. Use house identification devices, such as name and number signage, that is subordinate 
to and appropriate to the architecture.
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II. COMMERCIAL 

	 	DESIGN GUIDELINES

DRAFT 11
-18

-25

ATTACHMENT 8

Page 435 of 498



CARMEL DESIGN GUIDELINES

     (Layout Draft: 20240101)  MUNI 1

   E
N

H
A

N
C

E
   S

U
B

O
R

D
IN

A
T

E
   F

IT
   R

E
TA

IN
   D

E
S

IG
N

   D
E

TA
IL

III. MUNICIPAL 
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Perhaps the first lasting structure in Carmel-by-the-Sea, arriving some 200,000 years ago, was a 25-million-
year-old tree species, Pinus radiata or Monterey Pine.  It now survives indigenously in only three mainland 
pockets: the Año Nuevo and Cambria regions, and the Monterey Peninsula, which is thought to be the 
“Mother Stand” — sustaining the entire mainland species over the millennia (seen here from Carmel 
Mission Ranch circa 1900).  A relative newcomer, Quercus agrifolia or Coast Live Oak, joined the pine 
plant community around 10,000 years ago (seen here in an extant local grove).  


The earliest known human structures in the area also 
arrived around 10,000 years ago.  The Rumsen 
peoples dwelled respectfully and symbiotically with 
the oak and pine forest ecology for their food and 
other essentials.  They also built respectfully and very 
lightly on the land, weaving their temporary homes 
from the nearly endless supply of tule grass and bent 
willow branches along the Carmel River (seen here in a 
modern reproduction).  The design, with its 
overlapping, umbracular layers wrapped in a conical 
design around a circular chimney oculus in the roof, 
perfectly expresses the combined functions of shelter 
against outside elements and warmth for the central 
fire circle within.


Thousands of years later, when Spanish scouts landed in 1602, the Monterey Pine forest community 
remained intact and abundant.  Noting the “many pines for masts and yards,” sea captain Sebastian 
Vizcaino named the peninsula “Punto de Pinos” or Pine Point.  Unlike the gnarled native oaks, tall, straight 
conifers make excellent building materials.  So, when the Spanish returned to found Mission San Carlos de 
Borromeo in 1770, they initially built it of local, mud-plastered timber with straw or earthen roofing, 
eventually transitioning their buildings to more solid, adobe brick construction.


The missionaries formed their adobe bricks of natural local materials: clay, sand, and an organic binder 
such as straw with mortar of adobe mud or of pulverized limestone 
and abalone shells.  They used these materials to build, sometime 
around 1776, the first permanent residence in California: a simple, 
boxy, lean-to house for their orchardist.  The building (seen here) is 
still standing as a residence today.


Dedicated in 1797, the mission church building is of a still stronger 
material: native brown sandstone from the Carmel Valley with 
mortar and plaster derived from abalone shells and local timber 
roofing members.  For this important structure, the padres brought 
in Guadalajaran master stonemason Manuel Estevan Ruiz — the first 

CARMEL’S NATURAL AND BUILT ENVIRONMENT: A VISUAL HISTORY
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known building designer in Carmel-by-the-Sea 
history.  Ruiz, working, by definition, in the Mission 
Style, created a relaxed, asymmetrical design (seen 
here today), quoting a number of architectural 
idioms, such as the Moorish bell tower, the Gothic 
quatrefoil starburst rose window, the Baroque arch 
flourish atop the Palladian gable, and the Classical 
retable entrance surround to create an eclectic 
interpretation of Spanish Colonial style.


Spain ceded California to Mexico in 1821, which 
then “secularized” the missions in 1834, making 
their lands available for private use, primarily by 
ranchers.  Around 1846, during this influx of 
pioneers, Boston sea captain Matthew M. Murphy, 

built his cabin (seen here circa 
1905) right on the margin 
where the open sand dunes 
met the thick Carmel forest.  
The single-pen, rectangular 
plan building of rough-hewn, 
local, pine logs with v-notched 
joints was typical of pioneer 
construction.  It was originally 
used as a barn, later as an art studio, and still stands, albeit greatly modified, as a residence today.


In 1888, brothers Santiago and Bellario Duckworth 
acquired the development rights to a half-square-mile of 
Honoré Escolle’s ranch and subdivided it into mostly 40 
by 100-foot parcels, forming what would become the 
core of Carmel by the Sea and bringing an acceleration of 
native wood construction into the forest.  That same year, 
Duckworth tucked his own small, vernacular wood home 
amongst the large mature pines along Carpenter Street.  
This vertical board-and-batten, rectangular plan, side-
gable home (seen here) was so simple that the 
pedimented window casings and stick-like bracketing on 
the porch posts were its only concessions to decoration.


The abundance of timber encouraged wood 
construction beyond small residential buildings.  
With accommodations for 40, the first hotel in 
town, El Carmelo Hotel (seen here in soon after 
opening in 1889) was built of wood on the 
corner of Ocean Avenue and Junipero Street 
before it was moved down the avenue and 
fittingly renamed Pine Inn in 1903.  Douglas 
Knox Frasier designed the hotel with horizontal 
wood shiplap siding and a pyramidal hip roof in 
an American Foursquare or Prairie-Box house 
style.  This simple style, with its honest 
construction, basic, boxy form, minimal 
corridors, and efficient layout is considered a 
reaction to the ornamental excesses and expense of the Victorian Style.
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Real estate developer Abbie Jane 
Hunter opened her 1889 community 
bathhouse at the forested edge of 
Carmel Beach (seen here soon after 
construction), built by her uncle, 
Delos Goldsmith.  With its honestly 
expressed, post-and-beam wood 
construction of recessed infill panels 
of glass for the public cafe and 
horizontal wood for the private 
changing areas, its cross-wing dormer 

roof, and its deeply overhung central ventilation tower, this low-slung, pavilion style structure, 
foreshadowed Julia Morgan’s craftsman style hall at Asilomar.  In 1892 Hunter went on to purchase a full 
quarter square mile and sold about 300 home parcels, mainly to teachers and writers.


An early exception to the rule of wood construction was the first local 
brick house, built in 1898 at Monte Verde Street and Fifth Avenue by 
English master mason Benjamin Turner (seen here soon after 
construction).  The modest gable-and-wing residence was a showcase 
for his skills with its diamond shaped gable accent and decorative 
quoining at the corners and at door and window surrounds.


After a nationwide recession in the 
mid-1890’s paused growth, James 
Franklin Devendorf and Frank 
Powers, who founded the Carmel 

Development Company in 1902, bought out the earlier developers. 
Now the pace of construction could resume.  Just as the need 
increased to harvest timber for buildings (seen here stacked in Del 
Monte Forest circa 1900), so did the need to clear the land for these 
buildings and, more significantly, for the streets that connected them.  


However, the new town founders were committed to preserving the forest that 
initially attracted them by continuing to attract only aesthetically discerning 
residents who could set a “self-perpetuating” “tone,” “preventing man and his 
civilizing ways from…marring the natural beauty lavishly displayed here.” To that 
end, they advertised the place to professors and artists “of all kinds” as “a town 
in a pine forest” with homes “artistic in character, reflecting the temperament of 
the town” and “designed by architects who attempted to…fit the local 
surroundings.”  


Likewise, although the village streets were laid out in an unremarkable grid on 
paper, in reality that grid often seems to disappear into a rambling wilderness 
pathway because of its deliberate deference to the pre-existing forest.  This 
deference was achieved through several creative planning principles: the 
designation of an oversized public right of way along residential streets, often 
three times the width of any paving; the occasional narrowing of paving down to 
one travel lane; the ban on sidewalks so that the paving must be used as a 
footpath; the curving of paving to the left or right of the street centerline into the 
public right of way (seen here on Torres Street); the use of one or both sides of 
the right of way for a continuous native forest greenbelt; the protrusion of existing 
native trees and undergrowth into the sides of the paving, the splitting of paving 
around existing plants (seen here on Mountain View); and the compelling of 
residents to continue the native forest landscape seamlessly into their private 
parcels to minimize the impact of built structures on forest continuity. 


DRAFT 11
-18

-25

ATTACHMENT 8

Page 441 of 498



CARMEL DESIGN GUIDELINES

     (Layout Draft: 20240101)  APPX 6

   E
N

H
A

N
C

E
   S

U
B

O
R

D
IN

A
T

E
   F

IT
   R

E
TA

IN
   D

E
S

IG
N

   D
E

TA
IL

When trees had to be removed, whether on private or public lands, they were quickly replaced.  
Devendorf “gave away tree saplings like candy” to newcomers developing their homesites.  So, when the 

forest was cut to lay out Ocean Avenue (seen at left in 1888), it was soon re-forested with the same 
species (seen at right near Monte Verde Street in 1903).   


The same founding year of the Carmel Development Company, 
seventeen-year-old, trained carpenter, Michael J. Murphy built his 
first house: today’s “First Murphy House,” originally tucked in the 
forest on Mission Street between Fifth and Sixth Avenue (as seen 
here).  The rectangular plan bungalow in the Anglo-Colonial style 
was small and pared down with no exposed structural members 
typical of the Craftsman style or even a porch.  Yet, it had 
understated flourishes such as the decorative glass, the slender, 
double-ogee wood siding, and the flared or bellcast hip roof.  Just 
two years later, in 1904, Murphy became the chief builder for the 
Company and went on to construct about 350 buildings in town.


At this same time, Ocean Avenue was emerging as 
a commercial corridor in the Pioneer style typical of 
western towns.  The wood-framed buildings had 
horizontal, false-front facades, extended vertically 
above their front-gabled, pitched roofs and 
sometimes ornamented with wood trims, panels, 
and pediments to give them a larger, more 
prosperous look.  This included L.S. Slevin’s, the 
post office and first general merchandise store, Fritz 
Schweinger’s bakery, still operating as a bakery 
today, and Robert and Fred Leidig’s grocery store 

(all seen here circa 1910).


In 1903, Thomas A. Work built the 
Carmel Development Company 
Building, a commercial block on 
Ocean Avenue and San Carlos 
Street which housed his hardware 
store, the Carmel Development 
Company office, and Devendorf’s 
Preble Grocery. The flat-roofed, 
three bay, fireproof, rough-textured, 
concrete cinder-block structure, with 
its large, plate-glass store windows capped by a ribbon band of transom lights, was Carmel’s first truly 
Modern style building.  Unadorned and clear in revealing its purpose, if somewhat formal or classical in its 
tripartite geometries, it is still in active commercial use today (seen here soon after construction).
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Ever nonconformist, Carmel architecture stepped both forward and 
backward simultaneously.  Also around 1903, but perhaps channeling 
the Late Neolithic, attorney George Richardson built his L-shaped, 600 
square-foot, saddle-notched, hand-hewn log cabin on Monte Verde 
Street between Fourth and Fifth Avenues (seen here circa 1914). This 
modest structure was poet Robinson Jeffers’ first local rental home.


With a 
similarly 
archaic 

construction technique, Ben Turner (of the 
aforementioned first brick house) hand-built 
the tower and other native mudstone 
elements of a home (now La Playa Hotel) 
designed by Artist Christian Jorgenson for 
his wife, the chocolate heiress, Angela 
Ghirardelli.  Both the technique and the 
quatrefoil window (seen here on the lower 
left of the tower, circa 1906) replicate the originals of the Mission basilica.


But with modern building techniques also came freedom to 
explore many architectural styles beyond the traditional or the 
simple vernacular, some traditional-looking, some not.  In 1905, 
the First Bay Area Regionalist or First Bay Tradition style, an 
interpretation of the American Shingle Style, appeared at Philip 
Wilson’s real estate office on the corner of Ocean Avenue and 
Dolores Street (seen here soon after construction, it was briefly 
the town’s first City Hall starting in 1917).  With the sculptural 
qualities of a much smaller, flexible, unit of wood than timber or 
clapboard, shingles awakened a completely new, uniquely 
American, direction for architecture. With shingles tautly 
enveloping all surfaces and junctures, architecture could start to 
articulate the internal volume of a building, rather than its 
individual planes or structural components, just as the two 
dormers appear to swell up from the shingle surface below them 
to pop through the roof plane. These expressive volumetrics led, 
in turn, to a relaxation of symmetries and a casual naturalness, 

apparent in the asymmetrical lower fenestration and emphasized by the untreated, rough and rustic wood, 
often pre-aged in buttermilk, so that the grays would blend into the local forested surroundings.


This emerging idea that buildings should feel natural, not 
artificial, should blend exterior and interior, should 
honestly reveal something intrinsic, such as their internal 
uses or volumes, this architectural “honesty,” was also 
explored within the American Craftsman style, which 
exposed the often concealed craft of construction.  In his 
1905 Gardener house (seen here on San Carlos Street at 
Santa Lucia Avenue), M.J. Murphy exaggerates its raw, 
rectilinear materials and the care in their assembly.  For 
example, the roof planes overhang well beyond what the 
walls require for shelter and the roof beams extend even 
farther and appear stronger than what those roofing planes 
require for support. Similarly, the oversized porch posts, 
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the deep shadow lines of the vertical siding battens, the change of siding pattern at the foundation, and 
the bold ganging and framing of the windows all serve to illustrate both how the structure is made and 
the unadorned, natural purity of what it is made of.  


These innovative, architectural experiments coincided with a 
number of Revivalist styles, forming an Eclectic Era that 
coincided with a surge in Carmel’s development after the 
Great San Francisco earthquake.  Architect Eugenia Maybury 
designed, also in 1905, a Tudor Revival or Mock Tudor style 
home for the McGowan sisters on Thirteenth Avenue near 
San Antonio Avenue (seen here soon after construction).  The 
late-medieval, English vernacular Tutor style relied on a 
heavy timber post-and-beam, perimeter structure, with 
wattle and daub unevenly hand-packed between the wood 
members, leaving them partially exposed for a “half-
timbered” appearance.  Mock Tutor imitates these cottages 
of the British underclasses, with their vertically proportioned 
windows, jettied upper stories, soft thatch roofs, and showy chimneys, but with one important exception.  
Born of the post-industrial 20th century, Mock half-timbers are no longer timbers, but instead non-
structural, decorative, trim pieces applied on top of the smooth stucco finish of ordinary modern 
construction, making it challenging to capture the irregularity, depth, and authenticity of the original.


Perhaps the earliest Mission Revival style structure 
appeared, again in 1905, on a Lincoln Street parcel at 
Seventh Avenue donated by Devendorf to create 
Carmel’s first protestant church (seen here circa 1935 
before its eventual demolition).  Rather than 
stylistically diverging, this long-awaited alternative to 
the town’s Catholic church seems, perhaps 
paradoxically, to exalt its predecessor.  Despite the 
freedoms that its modern wood framing and stucco 
construction would have afforded, the composition 
accurately echos the restrictions of the mission’s stone 
construction, with its structural reliance on blank 
expanses of stacked stone walls and on the narrow, 

rounded openings of stone arches.  And though these openings are so shallow and devoid of shadows 
that they easily betray the thinness of the modern walls, there remains an earnest homage to the mission’s 
square moorish towers, its asymmetrical massing, and the Baroque arch flourish, reinterpreted here to 
form the wavy shape of the entire front gable.  


By 1911, Frank Devendorf could report that over sixty percent of 
Carmel residents devoted their lives to work in the “aesthetic arts.”  
His prophecy that the aesthetically educated would be the best 
stewards of the environment came true when, on October 31st, 
1916, residents voted to incorporate the village of Carmel by the 
Sea, citing as a main reason the failure of Monterey County 
government to protect and preserve its unique natural character 
from the destructive forces of "progress." Unsurprisingly, one of the 
first actions of the new local government was to pass ordinances to 
protect the ancient Monterey pines.  Perhaps nobody epitomized 
this twin love of art and nature more than Robinson Jeffers (seen 
here in 1919) who, while not writing poetry, continued the Carmel 
tradition of hand-made stone towers by building his own out of native granite at his Tor House between 
Scenic Road and Ocean View Avenue on nearby Carmel Point.
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Just a few blocks away and a few years later, Architect 
Charles Sumner Greene embraced both modern 
construction and expression.  In 1919, on Lincoln 
Street south of Thirteenth Avenue he built one of the 
first concrete foundations in town and likely the first 
prefabricated board-and-batten, wood walls, which 
were tilted up rather than built in place.  He designed 
the home (seen here soon after construction) as a new 
interpretation of the u-shaped hacienda ranch homes 
built by early Mexican-Spanish settlers.  Those early 
ranch buildings used their open courtyards and 
surrounding porticos to provide shade, to dissipate 
cooking heat, or to collect water.  Here, however, the 
tree cover precludes the need for roof overhangs, the 
simple shed roofs direct water away, and, often in 
Carmel, open courtyards were oriented southward to 
collect heat.


In 1923, Greene conducted another architectural 
experiment with the idiosyncratic studio he added to 
the east side of his property.  By applying his 
considerable personal artisanship to an array of 

random materials (brick from a demolished hotel, leftover marble from another job, used bottle glass, 
fence pickets discarded by a ranch, hand-harvested and donated timber and marble scraps), he 
resourcefully up-cycled these “found objects” into an unusual interpretation of the Mission Style.  Though 
constructed in the stacked-masonry tradition of the adobe and stone missions, with characteristic barrel 
tile roofs and small, arch-supported openings, the building has the broad front gable and low-slung, 
overall form of his famous Craftsman bungalows.  Unlike either style, the front facade (seen here in a 
recent view) appears almost hermetically sealed, with its heavy teak door and conspicuously miniscule 
fenestration with impenetrable tinted glass, perhaps an adaptation to support his artistic concentration or 
interior acoustics for piano playing and salon gatherings.


Certainly the diversity of architecture in Carmel sprang from the 
diversity of people building there.  But diversity prevailed even within 
one person’s work: M.J. Murphy avoided repetition whenever possible, 
even though he built more than anyone else.  In 1922, he tackled the 
Monterey Colonial Revival style in the Kluegel home on Camino Real 
North of Ocean Avenue (seen here in a recent view).  Born in California, 
Monterey Colonial originally fused the shipwright’s simple detailing, 
roofline, and overall form of the early New England Colonial, the long, 
sometimes full-height openings and double shading provided by a 
prominent cantilevered balcony of the Caribbean Colonial, and the adobe wall construction of the Spanish 
Colonial.  Here, the Monterey Revival substyle (of Spanish Colonial) repeats these features, though with 
stucco over modern wood framing, the four-quarter simplicity of the facade supporting its many 
asymmetries and irregularities.


The same year, J.S. Cone designed her own home at the corner of 
Monte Verde Street and Thirteenth Avenue (seen here in a recent 
view).  Clad entirely in vertical planks of redwood bark found in 
nearby groves, the rough, dark exterior of its asymmetric volumes 
recedes into the forest.  However, the plentiful windows with sturdy 
mullions spaced in scale with the cladding, plus the double-height 
central hall with full-length balconies concealed within the simple 
main form, allow for a bright and open interior without 
compromising the home's unsurpassed deference to the natural site.  
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Notwithstanding the predominance of the Craftsman style and a general emphasis on simplicity, the 
Eclectic Era of the early 1900’s continued on in the residential neighborhoods.  


Meanwhile, a different trend started to develop in the commercial core.  
For its 1915 Panama-California Exposition, San Diego aptly selected the 
revival styles of the first European settlers in California to celebrate its 
auspicious future as the first west coast port for European ships coming 
through the new Panama Canal. The dazzling success of this 
architectural spectacle is widely credited for re-popularizing “New 
World,” Mexican and Spanish Revival styles of the Southern 
hemisphere.  Perhaps the first glimpse of this trend in Carmel was in 
1922, when architect Thomas Morgan overlaid a Spanish Eclectic facade 
of stucco and barrel tiles onto a typical, wood-framed, Western false-
front, infill structure. The Thomas A. Oakes building (seen here soon 
after construction) performed important civic functions as the new post 
office, second city hall, council chambers, and police station.  Despite its 
official role, however, the building did not establish an official style — in 
contrast to other towns such as Santa Barbara, which legally codified its 
signature Spanish look in 1925.  


Instead, also in 1922, a rival trend emerged downtown looking primarily 
toward the Northern hemisphere “Old World”.  Lee Gottfried built and 
Edward Kuster designed the Tudor Revival Weavers Studio for his 
spouse Ruth Kuster (seen here in 1923 after relocation and an added 
ticket booth serving the Golden Bough theater on Ocean Avenue). 
Perhaps counterintuitively, Tudor Revival style does not revive the Tudor 
style itself, meaning the late-medieval style of the royal House of Tudor.  
Rather, the early twentieth century version revives the modest country 
cottage vernacular style of Tudor England to satisfy what architectural 
historian Nicholas Pevsner called “the English flight from reality around 
the 1914-18 war [WWI].”  The modest, handcrafted look, a vision of 
simpler times and places, offered the British an escape from industrial 
age ordeals and likely resonated similarly with city dwellers seeking 
respite in Carmel’s ancient coastal forest.


A romantic accident of history gave the “old-world” trend a sudden 
boost in 1924, when Hugh Comstock visited his sister in Carmel and she 
introduced him to Mayotta Browne.  The 27-year-old rancher and the 
doll-maker were married within a few months.  That same year, 
Comstock, fresh off various handyman gigs in Los Angeles, built his new 
bride a teeny backyard cottage showroom named “Hansel” on Torres 
Street near Sixth Avenue (seen here at that time with its owners) for her 
thriving “Otsy-Totsy” felt doll business. 


Its Fairytale or Storybook style, was a brief, inter-war phenomenon dreamed up in Los 
Angeles by film industry creatives influenced by soldiers returning from their first 
exposure to European countrysides.  (In fact, the famous Hollywood sign originally 
spelled Hollywoodland and was built in 1923 as an advertisement for the nation’s first 
storybook real estate development.)  Thought to be the inspiration for Disney’s 
immersive and lavish “imagineering” approach to set design, this Tudoresque substyle 
is characterized by exaggeratedly plastic and sometimes cartoonish interpretation of 

the medieval.  Features can include lopsided walls and undulating roofs with deliberately misaligned 
shingles wrapped over rolled eaves meant to emulate thatch or puckered around eyebrow windows, 
fanciful roof rake boards, stucco artificially aged through tinting or patination, implausibly sinewy, false 
half-timbering or window and door surrounds, hand-whittled and possibly charred or distressed to suggest 

1922 FIRST PLANNING COMMISSION

DRAFT 11
-18

-25

ATTACHMENT 8

Page 446 of 498



CARMEL DESIGN GUIDELINES

     (Layout Draft: 20240101)  APPX 11

   E
N

H
A

N
C

E
   S

U
B

O
R

D
IN

A
T

E
   F

IT
   R

E
TA

IN
   D

E
S

IG
N

   D
E

TA
IL

age, irregular door and window shapes, sizes, and placements.  The labor intensity of its idiosyncratic 
craftsmanship fit well with Carmel’s artistic and bohemian culture, but the difficulty of convincingly 
replicating it virtually guaranteed the style’s demise during the Great Depression.  Still, in its decade or so 
of popularity this theatrical SoCal style spread widely across America, likely finding few places with the 
deep forest backdrop of actual fairytales to exhibit it so perfectly.  Understandably, Comstock was 
inundated with orders, setting him on a new career path to become Carmel’s next-most prolific builder 
and causing old-world reverberations from backyards to downtown.


And yet, in exactly the same year, 1924, Carmel saw further 
exploration into the “new-world" styles as well.  On Ocean Avenue 
and Dolores Street, Earl Percy Parkes designed and built a Pueblo 
Revival gift shop for owner, Mary Dummage (seen here in a recent 
view).  Perhaps, the oldest continuously occupied architectural style 
in America, Pueblos were made of balled or bricked adobe and 
timber roofs with few, if any, windows.  In the revival style, if adobe 
is not used, rounded corners, irregular parapets, and thick, battered 
walls usually stuccoed in earthtones simulate it.  Round vigas or 
roof beam logs or other rough timbers often project through the 
parapets or under upper stories as corbeling, as seen here, to imply a structural function.  However, the 
plentiful fenestration, without even a pretense of supporting lintels over its wide openings, betrays this 
particular building's internal wood framing and compromises the credibility of an otherwise easily- and 
often-reproduced style.


A year later, in 1925, Fred Ruhl constructed 
the first phase of the aptly-named Normandy 
Inn on Ocean Avenue at Monte Verde Street 
(seen here circa 1930).  Berkeley-trained 
architect, Robert Stanton designed the 
complex in the Normandy Variant of the 
Tudor Revival style.  Because in that region 
of France country homes were often 
attached to their barns, this style variant is 
distinguished primarily by the addition of a 
tower element, which reinterprets a barn’s 
grain or silage facility, usually as a main entry or stair tower as it appears here to the left of the main entry.


A year after that, in 1926, the City of Carmel held a 
design competition for its new library building one 
block uphill from the inn, on Ocean Avenue at Lincoln 
Street.  Unconvinced by all nine of the first-round 
entries, the City hired emeritus Berkeley professor and 
famed, stylistically eclectic architect, Bernard Maybeck 
to partner with contractor M.J. Murphy.  When 
completed in 1928 (seen here around then), the value 
of the delay was revealed by the building’s persuasive 
fidelity to its style.  An essay in dignified restraint, the 
design derives expressive power through its control of 
volume, proportion, and measured detail, not 

complex massing or materials.   It celebrates its prominent community purpose with its unabashedly 
prominent reading room and enormous, steel-framed, front window.  The ratio of window to wall, 
however, remains correctly modest with all glass set back as far as possible so as to accurately evoke both 
the spanning limitation and the deep thickness of older adobe walls.  The weight of the barrel tile roof is 
properly conveyed by the hefty and genuinely structural roof beams and how they extend beyond the 
walls to easily support the deep overhangs.  The perhaps surprising subordinance of the low, recessive, 
and dark-shadowed, side entry wing defers to and thereby re-emphasizes the library’s mission: reading.
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Also in 1926, on Dolores Street south of Ocean 
Avenue and, Bonnie Lee commissioned Hugh 
Comstock to design and build her Art Shop.  His 
only Fairy Tale style commercial building (seen 
here shortly after its 1927 construction), it echos 
and exaggerates even further the make-believe 
of Hansel and his other residences.  Roofs go 
from wavy to wandering, doors from curved to 
camelid, windows from regular rectangles to 
lawless lozenges, trims from bumpy to bulging, 
and chimneys from quirky to so impossibly 
quixotic as to require steel bracing.  Now 
operating as the Tuck Box, the building 
represents the epitome of Comstock’s mischief 
with this style, inspiring other, though always more demure, commercial development.  


The same year that “old-world" style peaked in extravagant fantasy, downtown development in the “new-
world” style also began to peak.  1927 
saw Oakland architects, Roger Blaine’s 
and David Olsen’s Eclectic Spanish 
Revival designs for Dr. Rudolph Kocher's 
medical practice at the La Giralda 
building on the corner of Seventh 
Avenue and Dolores Street (seen here 
from each street respectively in recent 
views), followed, in 1928, by their El 
Paseo building for L.C. Merrill across 
Dolores (seen below in a recent view), 


and then, in 1929, their building for Robert and 
Isabel Leidig on Dolores near Ocean on Avenue 
(seen below in a recent view).  These buildings, all 
primarily concrete, along with several others built 
around the same period, diverge somewhat in 
their influences.  But, they share the hallmarks of 
the style: an emphasis on the solidity implied by 
masonry construction, with its heavily shadowed, 
small, deep openings in blank expanses of 
monotone stucco-coated wall, the handmade 
decorative tile and metalwork, the rough, 
handcrafted appearance of the clay barrel tile, 

the irregular massing and openings, and the 
like.  With some details drawn from 
measurements actually taken on the architects’ 
trips to Spain, the El Paseo building in particular 
provides a veritable dictionary of vocabulary 
authentic to its Revival language: the custom 
metal window grilles with unique twists in each 
bar, the pre-aged wood banisters, the doors 
and windows that never match, the eye-
catching shadows of scalloped balconies, and 
the lintel over the passageway entrance sized to 
properly reflect the spanning strength of wood 
(though it is painted concrete).
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When the Sunset School outgrew its 1906 “new 
world” Mission style building, the town hired 
Oakland architect John J. Donovan in 1926, and 
later Fresno/Monterey architect C.J. Ryland in 
1931, to shepherd its large, new campus between 
Mission and San Carlos Streets, Eighth and Tenth 
Avenues through its expansions (seen here in 
1937).  Ryland, architecturally educated in France, 
mimicked the style of granges dimières 
cisterciennes (cistercian tithe barns), to give 
Sunset its dominant, “old-world” character of 
Cistercian Medieval Revival.  Monasteries had 
pursued the austere Cistercian style, which evolved directly into the early Gothic over a century later, as a 
pious rejection of Classical ornamentation.  And, the abbey barns were even purer expressions of deft, yet 
practical, engineering.  The voluminous spaces (which the church required to store one tenth of local 
annual produce) found their most sturdy geometry in the massive, triangular roofs that came nearly to the 
ground, where they received support from disproportionately low, thick, and buttressed walls, in which 
openings were rare, deep, small, and often ganged together, like the double entry here, usually under 
larger discharge or relieving arches, all of which also received and expressed the great mass supported 
above.  For these masterfully simple structures, often the only concessions to ornament were the finials 
atop the gable ends, thought to bring good luck, presumably for abundant harvests.


And so the downtown architecture pendulum swung back and forth for several years between the old 
world and the new world, albeit with some significant detours.  For example, diagonal from the new 
library at Ocean Avenue and Lincoln Street, contractor Earl Percy Parkes built the Seven Arts complex for 
arts entrepreneur and Forest Theater founder, Herbert Heron.  Designed by Albert B. Coats, the building 
(seen here in 1926) seems clearly indebted to its Shingle Style neighbor a block uphill: the 1905 Wilson 
building (see way above).  The future mayor, with his principled support for bohemian over business 
interests, was a logical proponent of this pioneering American style.  His building uses the same taut skin, 
merging into very shallow overhangs to de-emphasize material in favor of overall volume, which is in turn 
emphasized by the simple, emphatic gables, punctuated only by single openings of multiple ganged 

windows and by the cyclopean shed dormer that looks 
as if it emerged as pressure from the spaces below 
overpowered and pierced through the thin roof plane.   
The clear difference between the two buildings is the 
substitution of a wooden skin over wooden framing for 
a stucco skin over concrete block.  This unconventional, 
if not unique, mutation was perhaps explained by 
concerns over fire, addressed conveniently by the 
Carmel Thermotite Company, newly incorporated just a 
few streets away where it molded its innovative 
fireproof blocks (also used to construct Flanders 
Mansion).  The building’s unusual combination of 
durability and originality created an enduring symbol of 
the many artists it hosted so famously for so long.


Another intentional stylistic detour downtown came in 1939, when 
Carmel’s most significant financier, Barnet Segal rejected the Spanish 
Revival design of his architects, Swartz and Ryland, and ordered them 
toward Art Moderne.  His bank on Ocean Avenue at Dolores Street (seen 
here after construction) embodies the style, with its horizontal, yet 
humanist proportions and symmetries, its concrete solidity, along with a 
neoclassical, near-white color, a rejection of classical ornament in favor of 
the new decorative arts, as well as curved gestures of glass and stone.
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Around the time this new international style hit downtown, a new, defiantly local, City Council swept into 
office.  Having become the first “poet mayor" of Carmel in 1930, Mayor Heron (of the Seven Arts building 
above) ran and won again in 1938, in part, to address commercial pressures on the natural environment 
venerated by Carmel’s bohemian residents.  The new Council hired the highly acclaimed, Berkeley/
Harvard educated Thomas Church, the “first founder” and pioneer of American landscape design and of a 
movement that became the “California Style.”  Church famously believed, as Carmelites did, that rather 
than providing building decoration, “[a] garden should have no beginning and no end.”  Meaning, it 
should be physically and visually integrated with the predominant natural environment and allow seamless 
human movement and inhabitation.


Church answered his assignment — to lessen the visual impact of the cars that now dominated the pine 
forest landscape — with a native stone planter running up the center of Ocean Avenue (seen here in the 
1920s and 1940s).  The low height of the wall, the medium height of the native undergrowth, and the 
columnar forms of the Monterey pine street trees, whose foliage grows primarily quite high, allowed for 
the clever combination of opacity down at car level and transparency at eye and storefront level, creating 
both visual access to the commercial corridor and visual screening of the traffic for shoppers.


Throughout the development surge, the same 
revivalist and eclectic forces in the commercial 
areas were at work throughout the residential 
areas as well, including the perhaps unique 1936 
example of the Art Moderne style built by M.J. 
Murphy on Thirteenth Avenue at Dolores Street.  
Like the Bank of Carmel above, the H. Markham 
house has the same horizontal emphasis, classical 
proportions, local symmetries, look of solidity, and 
monochrome, light color.  More spare than the 
bank, its only curved gesture is the conical 
chimney accent to the left.


As the second half of the 20th century 
approached, Carmel’s stylistic adventures were just beginning.  However, with just a few exceptions such 
as those just mentioned, Carmel tended to derive its 
aesthetic direction from local and not international 
cues.  For example, Hugh Comstock, never one to 
be limited by his Fairytale fame, had always been a 
stylistically experimental builder and in 1948 he 
published a trailblazing pamphlet called “Post 
Adobe” (seen here in a recent view).  Within it, he 
extolled an inventive building technique that wove 
together two ancient construction techniques based 
on local materials and labor, timber post and beam 
with mud masonry, to create something brand new 
and with potent stylistic implications.  He argued 
that the compressive strength of mud brick, 
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rendered waterproof with bitumen, when aided by the tensile 
strength and rectilinear guidance of wood could become an 
inexpensive, easy, and elegant approach suitable for one-
story homes and requiring no additional insulation, interior or 
exterior finishing, or special details.  This made his post-
adobe a method accessible to laypeople, even to property 
owners themselves, leading to an emergence and 
proliferation of the Ranch style throughout town, such as this 
1950 example on Scenic Road at Eighth Avenue (seen here in 
a recent view).


Also in 1948, Frank Lloyd Wright designed “Cabin on the 
Rocks” (seen here in a recent view) for Della Walker.  Della’s 
sister, Alma, had deeded her the property on Scenic Road 

near Martin Way, under one condition: work with a notable architect.  Wright, the first radically original 
American architect, and his former Taliesin apprentice, Mark Mills, delivered Walker’s request for a house 
“as durable as the rocks and as transparent as the waves” through carefully calibrated responses to the 
context.  To unify the structure into an “organic wholeness” at every scale from the site down to the detail, 
Wright relied on his signature tool: the Japanese (and later, De Stijl) principle of expressing irregular forms 
ordered over the rigor of a regular grid, but in this case using the unexpected module of a four-foot by 
four-foot parallelogram. This infinitely adaptable, geometric technique allowed Wright to take his 

signature stylistic invention, the Prairie School, which 
was inspired by the flatness of the midwestern plains, 
and reinterpret it for the flatness of the Pacific 
shoreline through a casual, natural massing, responsive 
to the precise location. He also emphasized the low 
and the horizontal, with a bluish-green copper 
cantilevered roof floating above minimally-framed 
glazing and not traditional windows, deeply shadowed, 
dark-stained, native wood walls, all recessed behind an 
asymmetrical native-stone base emerging from the 
existing rocks, which, together, masterfully 
subordinated his built work to surrounding nature.  It is 
perhaps no accident that the structure points toward 
Japan, as it was Wright’s fascination with the 
integrating geometries and natural subjects of 

Japanese prints that catalyzed his entire approach to design: “The print is more autobiographical than 
may be imagined.  If Japanese prints were to be deducted from my education, I don’t know what direction 
the whole might have taken.”  (Utagawa Hiroshige’s 1833 “Driving Rain at Shono” from Wright’s collection 
seen here.) This cross-cultural, cross-discipline sensitivity and synthesis is just one mark of aesthetic genius.  
Alma Walker can be credited with insisting that such artistry is essential to building in Carmel.
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Around 1953, upon completion of Della Walker’s home, Mark Mills 
designed “Woodland House,” also for the Walker family, at Mission 
Street and 13th Avenue (seen here soon after construction).  Mills, like 
Wright, used a roof floating above and around abstracted glazing and 
nestled within a grounded, solid base of native rock and concrete.  This 
time, however, responding to the verticality of a completely wooded site, 
the roof tilts upward, sympathetically expresses its heavy timber structure 
and raw wood finishes, and creates views up into the tree canopy rather 
than out toward an ocean horizon.  Also like Wright, Mills prioritized a 
building’s permanent responsibility to its natural and human community 
perhaps above its responsibility to any temporary occupant.  In fact, Mills 
famously said that nature is “my silent client” and even “my client is 
nature,” sentiments that tie him closely to the environmental preservation 
mission of Devendorf and the early forest settlers.  


Also in 1953, Clarence Mayhew, a prolific, San Francisco-based and 
Berkeley-educated architect, designed a home for Helen Proctor 
between Scenic Road and San Antonio Avenue near Thirteenth 
Avenue (seen here in a recent view).  Like most International Style 
buildings, the home emphasizes volume of internal space through 
lightweight, skeletal frames and glazed transparency, rather than 
mass and solidity; visual interest through functional divergences, 
rather than applied ornamentation; overall simplification of 
geometries; and flexible modularity, rather than strict classical 
symmetry.  Yet, the undercurrents of classical composition often 

strongly order such buildings and Mayhew, educated in classical architecture at L'École des Beaux-Arts 
prior to Berkeley, would have known the standard facade in canonical ancient temple architecture: the 
hexastyle portico.  This deep porch, with its six columns and five openings resting on a plinth of low 
windows and topped by a textured pediment of sorts, echos the ancient closely and then diverges to the 
modern with the addition of a solid, sixth module on the left, a chimney accent on the right, an off-center 
glass door, and only half a triangle for the roofline.  This building, like a temple, follows its own 
mathematical order to sit in deliberate contraposition to natural disorder and therefore, like the 
International Style, it functions as an unapologetic “machine for living.”  However, its modest scale, quirky 
asymmetry, recessive coloration, and natural wood construction, all push it away from the international 
and pull it closer to the local and associate the house with the Second Bay Area Regional style.


The Third Bay Area Regional style emerged in 
Carmel soon thereafter, exemplified by “Three 
Sisters,” a trio of homes on Lopez Street near 
Fourth Avenue, including Cosmos House (seen 
here on the right in an original site plan and in 
a recent view), all  designed by Berkeley- and 
Harvard-trained architect, Henry Hill between 
1961 and 1962.  This California style, an even 
more relaxed and warm interpretation of 
modernism, uses native, unfinished materials 
and loose geometries to tailor a respectful 
response to to the natural environment.  As 
the plans show, Hill played freely with an 
unusual angled vocabulary to create three 
completely unique yet complementary compositions that deftly avoid both the existing vegetation and 
one another.  The houses maximize the flow of landscape between them by sharing no parallel exterior 
walls, which can create confining outdoor corridors.  Instead they minimize contact, approaching one 
another only at sharp corners and exploiting the smallest possible geometric unit: the point.
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Also in the Third Bay Tradition, famed architect Charles Moore 
designed the Warren Saltzman House in 1966, on Palou Street 
near Casanova Street (seen here in a recent view).  Though clad 
in unfinished wood shingles and nestled well into the existing 
site as is characteristic of the style, perhaps uncharacteristically 
the house plays more with traditional domestic shapes, such as 
the gabled roof (here exaggerated in scale and always in 
halves).  His quotation of historic forms foreshadowed the 
influence Moore later had in ushering in the reactive 
Postmodern style of the 1970s to 90s, along with his Princeton 
colleague Robert Venturi and others.  Together they changed the course of modernist architecture with 
their searing warnings against ignoring traditional urban context and offered instead an architectural 
language that was extreme in its reference to classical design elements (keystones, pediments, column 
capitals), often out of proportion or grouped discordantly to highlight the paradox of their resurrection 
into the modern age.


But Postmodernism did not thrive in Carmel, where 
the forest context dominated the urban context.  
Instead, the bohemian residents and their 
experimental designers continued in the more 
quirky, organic vocabulary of the Bay Tradition, as 
architect Mickey Muennig did for his 1974 “Owl 
House” on Dolores Street near Alta Avenue in 
nearby Carmel Woods (seen here in a recent view).  
With even looser geometries than found at the 
“Sisters”, Muennig warps the walls and roofs to 
create undulations more associated with natural 

than built forms.  The nearly infinite freedom of this architectural language had the capacity to unify a 
meandering front path between low, woodsy, mute volumes with a starkly contrasting, bold, sweeping 
arch of a sheer glass escarpment over two stories tall to the rear, allowing the home to echo the 
topography and provide panoramic views over the forest toward the sea.


Around the same time, architects Walter Burde 
and Will Shaw found this same organic 
language appropriate to their 1972 “motor 
bank” commission for Northern California 
Savings and Loan.  Though in the commercial 
district, the building could not be a typical 
party-wall, infill design, because customers 
would be primarily arriving by car, driving past 
all facades to reach a drive-through window at 
the property’s interior.  So, much like a 
residential home surrounded by forest, the 
building (seen here in a recent view) was 
composed as a stand-alone sculpture, visible in 
the round from infinite viewpoints.  The yin-
yang interplay of jauntily angled dark but airy 
glass-timber sections with light but solid stucco 
sections creates a family of volumes that provide visual distinction from every perspective as the motorist 
travels by, yet a strong genetic coherence to the entirety.


Then, in the 1980s, Carmel confronted a new threat: surging commercial speculation in the residential 
neighborhoods.  The March 22, 1990 Pine Cone reported that multiple spec homes developed within 
months of one another on the “former Countess Kinnoull estate is usually declared the greatest single 
offender… built to the maximum the code will allow…[with] surrounding vegetation…torn down, leaving 
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barren what was once a lush greenbelt.”  
(A portion on Torres Street near Eleventh 
Avenue is shown here in street elevation 
drawings from the time.) The projects 
exemplified an alarming trend: tree 
removal permits for construction rising 
about 375% over two decades and 
residential building applications on track 

to rise 750% in half that time.  Carmel Planning Director Diane White warned about the oversized, cookie-
cutter approach: “You can tolerate a lot of architectural ‘violations’ when the focus is on the landscape.  
What is happening now is a double-edged sword.  We are losing our predominant landscaping as well as 
getting a narrower architectural style.”  Carmel City Forester Gary Kelly also warned, “according to the 
city’s tree census…the number of pines on private property is decreasing while the number of ornamentals 
is increasing…[because] when people come from different areas, they…plant what they are used to.  The 
most serious aspect…is that the medium to small pines…are disappearing. That means we will have fewer 
trees to replace the mature ones once they die…they are supposed to be replaced. But when I go back to 
the site, I find that there is no room to plant.  We either need to reconfigure the open space or allow for 
smaller houses.”  Complaints flooded local newspapers and public meetings about overblown, pretender 
“cottages” attempting to camouflage their excessive size with often cartoonishly mis-matched and 
complicated massing, materials, and styles.  One local builder explained the powerful economic 
incentives: “[in 1982] there weren’t more than three ‘spec’ homes in all of Carmel…[but now] we have 
builders from the valley, who used to build in Sacramento, Fresno, Bakersfield and maybe make $20,000 a 
house. They come over here and maybe make $150,000 for a spec house. The same amount of work, they 
get that much more gain.”  So, in the mid-1990s, the City conducted a national search for an expert to 
lead the development of comprehensive design standards that might reverse this “insensitivity” to the 
natural and built environment.  And in 2001, the Council adopted the resulting document “The Design 
Traditions of Carmel” and legally mandated through its Municipal Code that every required design review 
“shall” follow it.  Many Carmelites had expressed fears that design standards might actually standardize 
designs.  Instead, the ensuing quarter century saw many creative site responses, directly continuing 
Carmel’s legacy of architects sensitive to and responsive to nature.


In 2007, Carmelite architect John Thodos, 
designed a home for himself and his spouse on 
Torres Street near Third Avenue (seen here in a 
recent view).  As Carmel Historic Resources 
Board Chair, Thodos strongly supported the 
modest scale of village homes and refused to 
deviate from the small footprint of the 
unsalvageable, pre-existing structure.  Like most 
self-assured artists, Thodos embraced constraints 
as “catalysts for creativity” and used the 
property’s limitations to re-invent the very idea of 
a Carmel Cottage.  While maintaining the 
archetypal elements of the classic house, he 
deconstructed and expressed all the layers 
separating inside and outside so as to blur the distinction between them and celebrate the immediate 
surroundings and regional climate.  The home’s foundation of exposed-aggregate poured concrete 
reaches out into the foliage to evoke naturally eroded outcroppings.  The abstractly-simple, wooden 
house-shapes come to rest above just parts of these outcroppings, again emphasizing their role as found 
site features, not structures designed just to hold up walls.  Large expanses of the wood walls then 
dissolve into air, which is, in turn, re-enclosed by pure miter-jointed glass volumes that float free like light-
filled bubbles into the, often foggy, yard.  Movement in and out is through elongated door-tunnels that 
extend and savor the interior/exterior threshold.  By interweaving modest rooms so persuasively with the 
surrounding forest, Thodos transforms a traditional enclosure into something infinitely expansive.  


DRAFT 11
-18

-25

ATTACHMENT 8

Page 454 of 498



CARMEL DESIGN GUIDELINES

     (Layout Draft: 20240101)  APPX 19

   E
N

H
A

N
C

E
   S

U
B

O
R

D
IN

A
T

E
   F

IT
   R

E
TA

IN
   D

E
S

IG
N

   D
E

TA
IL

In 2009, Sci-Arc Professor John Bohn took a similarly creative 
approach to the natural surroundings of “Canopy House” on 
Ridgewood Road (seen here in a recent view).  The site, 
obstructed throughout by low-hanging oak tree limbs, inspired 
another reimagining of the simple Carmel Cottage.  Hardly a 
simple task, this time a sophisticated computer model was 
needed to help break apart and inflect traditional roof shapes 
and warp them into custom curves around each individual 
branch.  These roof planes, in turn, molded the monochrome 
walls beneath them into a collection of playfully irregular, modest 
volumes.  Then, in order to fully connect the home with nature, 
irregular wood beams and posts branch down into the rooms 

and curved glass clerestories between the roofs and walls make the visual connection between the 
harvested timbers inside and the live wood elements, still growing undisturbed, outside.


Around 2012, Berkeley/MIT-trained architect, Justin Pauly designed 
the county’s first certified “Passive House”on Eleventh Avenue 
between Lincoln and Dolores Streets (seen here in a recent view).  By 
meeting strict standards for airtightness, thermal bridging, 
fenestration, heat recovering ventilation, and insulation, the house 
remains comfortable in all seasons using virtually no energy.  Though 
technically the structure is radically modern, stylistically, this Carmel 
Cottage is traditional vernacular.  The design is clearly inspired by 
respect for the natural environment, but in ways independent of the 
architect’s aesthetic approach.


Also around 2012, architect George Brook-Kothlow, in close 
partnership with landscape designer Barkley David Smith, 
completed “Arch House” for Jacquelyn Woodward on 
Seventh Avenue near Forest Road (seen above just after initial 
plantings).  The construction materials palette of the building 
is raw and natural: self-rusting, uncoated steel, unvarnished 
wood, unpainted concrete.  And, to an unusual degree, the 
living plants of the site also became part of the construction 
materials palette.  Some walls are made of living plants as is 
the entire roof of the carport (seen above left).  Most of the 
home’s glass-walled interior spaces wander casually around 
existing trees, incorporating corresponding glass-walled 
exterior garden spaces into the floorplan.  Meanwhile, the 
main interior space, though set far back on the oversized site, 
initially appeared more conventionally exposed as a glassy 
street facade.  However, once the native landscape design had 
matured (seen below in a recent view) the large interior was 
completed by its corresponding large exterior garden and 
disappeared from the road, engulfed by nature.  Perhaps 
ironically, this conscious interweaving of building and 

landscape design pays homage to the most traditional values of the town's founders and yet with a 
modern approach that they never could have foreseen — though likely would have applauded.  


No, the 2001 design standards have not, so far, eliminated the destructive forces and the careless design 
that emerged in the 1980s.  And yet, as the founders predicted, some great aesthetic talents still manage 
to show us the way.  For, Carmel has continued to attract “the right people” who build homes “artistic in 
character, reflecting the temperament of the town…designed by architects who attemp[t] to…fit the local 
surroundings…preventing man and his civilizing ways from…marring the natural beauty lavishly displayed 
here.”
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PREFERRED MATERIALS

PLANTING & BUILDING
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SCIENTIFIC NAME	 COMMON NAME


TREES

Acer macrophyllum	 big-leaved maple

Acer negundo	 box elder

Arbutus menziesii	 madrone

Aesculus californica	 California buckeye

Cupressus goveniana ssp. goveniana	 Gowen cypress

Cupressus macrocarpa	 Monterey cypress

Myrica californica	 Pacific wax myrtle

Quercus agrifolia	 coast live oak

Pinus muricata	 bishop pine

Pinus radiata	 Monterey pine

Platanus racemosa	 sycamore

Salix lasiolepis	 arroyo willow

Salix scouleriana	 Scouler's willow

Sambucus mexicana	 blue elderberry


SHRUBS

Adenostoma fasciculatum	 chamise

Arctostaphylos tomentosa ssp. bracteosa	 Monterey manzanita (shaggy-barked) 

Arctostaphylos hookeri	 Hooker's manzanita

Arctostaphylos pumila	 sandmat manzanita

Artemisia californica	 California sagebrush

Baccharis douglasii	 Douglas's baccharis

Baccharis pilularis	 coyote brush

Berberis pinnata	 California barberry

Ceanothus cuneatus var. rigidus	 Monterey ceanothus

Ceanothus thyrsiflorus	 blue blossom

Chrysolepis chrysophylla var. minor	 chinquapin

Corethrogyne filaginifolia	 branching beach aster

Cornus sericea ssp. occidentalis	 western red dogwood

Ericameria fasciculata	 Eastwood's golden fleece

Eriodictyon californicum	 yerba santa

Eriogonum elongatum	 long-stem buckwheat

Eriogonum latifolium	 coast buckwheat

Eriogonum parvifolium	 seacliff buckwheat

Gaultheria shallon	 salal

Heteromeles arbutifolia	 toyon

Holodiscus discolor	 cream bush, oceanspray

Lepechinia calycina	 pitcher sage

Lonicera hispidula var. vacillans	 hairy honeysuckle

Lotus scoparius	 deerweed

Lupinus albifrons	 silver bush lupine

Lupinus arboreus	 tree lupine

Mimulus aurantiacus	 sticky monkey flower

Oemleria cerasiformis	 oso berry

Rhamnus californica	 coffeeberry

Rhamnus crocea	 redberry

Ribes divaricatum	 creek gooseberry

Ribes malvaceum	 chaparral currant

Ribes sanguineum var. glutinosum	 pink-flowering currant

Ribes speciosum	 fuchsia-flowered gooseberry

Rosa californica	 California wild rose

Rosa gymnocarpa	 wood rose

Rosa pinetorum	 pine rose

Salvia mellifera	 black sage

Salvia spathacea	 crimson sage

Solanum douglasii	 Douglas' nightshade

Symphoricarpus mollis	 creeping snowberry

Symphoricarpos rivularis	 common snowberry

Toxicodendron diversilobum	 poison oak

Vaccinium ovatum	 huckleberry


HERBACEOUS PLANTS

Achillea millefolium	 yarrow

Agoseris grandiflora	 mountain dandelion

Allienz hickmanii	 Hickman's onion

Arnica discoidea	 rayless arnica

Aster radulinus	 rough-leaved aster

Calochortus albus	 white globe lily, fairy lantern

Calochortus luteus	 yellow mariposa lily

Calochortus uniflores	 large-flowered star tulip

Calystegia macrostegia ssp. cyclostegia	 coast morning-glory

Castilleja affinis	 coast paintbrush	 

Chlorogalum pomeridianum	 soaproot

Claytonia perfoliata	 miner's lettuce

Cordylanthus rigid ssp.littoralis	 seaside bird's-beak

Cynoglossom grande	 hound's tongue

Dichelostemma capitatum	 blue dicks


SCIENTIFIC NAME	 COMMON NAME


Epilobium ciliatum	 California willow-herb

Eschscholzia californica	 California poppy

Fragaria vesca	 wood strawberry

Fritillaria affinis	 checker lily, mission bells

Galium californicum	 California bedstraw

Horkelia cuneata	 wedge-leaved horkelia

Iris douglasiana	 Douglas iris

Lomatium parvifolium	 small-leaved lomatium

Lotus formosissimus	 bicolored lotus, witch's teeth

Lotis stipularis	 stipulate lotus

Madia elegans	 common madia

Madia madioides	 woodland madia

Osmorhiza chilensis	 sweet cicely

Pedicularis densiflora	 Indian warrior

Piperia elegans	 elegant piperia

Piperia elongata	 tall rein-orchid

Piperia yadonii	 Yadon's rein-orchid

Perideridia gairdneri	 Gairdner's yampah

Polygala californica	 California milkwort

Potentilla hickmanii	 Hickman's cinquefoil

Rubus ursinus	 California blackberry

Sanicula crassicaulis	 gambleweed

Satureja douglasii	 yerba buena

Sidalcea malvaeflora	 checkerbloom

Sisyrinchium bellum	 blue-eyed grass

Smilacina racemosa	 fat solomon

Solidago californica	 California goldenrod

Spiranthes romanzoffiana	 hooded ladies' tresses

Trifolium polyodon	 Pacific Grove clover

Trifolium trichocalyx	 Monterey clover

Trillium chloropetalum	 giant trillium

Triteleia ixioides	 pretty face

Xerophyllum tenax	 bear grass

Zigadenus fremontii	 Fremont's star lily


FERNS

Adianturn aleuticum	 five-finger fern

Adiantum jordanii 	 California maiden-hair

Dryopteris arguta	 wood fern

Pellaea andromedaefolia 	 coffee fern

Pityrogramma triangularis 	 goldback fern

Polypodium californicum	 California polypody

Polystichum munitum	 sword fern


GRASSES, SEDGES AND RUSHES

Agrostis pallens	 leafy bent-grass

Bromus carmatus	 California brome

Calamagrostis nutkaensis	 Pacific reed-grass

Carex barbarae	 Santa Barbara sedge

Carex brevicaulis	 short-stemmed sedge

Carex obnupta	 slough sedge

Carex praegracilis	 clustered field sedge

Carex tumulicula	 foothill sedge

Cyperus eragrostis	 tall cyperus

Danthonia californica	 California oatgrass

Deschampsia caespitosa	 tufted hair-grass

Elymus glaucus	 Western ryegrass

Festuca californica	 California fescue

Festuca rubra	 red fescue

Juncus balticus	 wire rush, Baltic rush

Juncus bufonius	 common toad rush

Juncus effusus	 common rush

Juncus falcatus	 sickle-leaved rush

Juncus occidentalis	 Western rush

Juncus patens	 spreading rush

Juncus xiphioides	 iris-leaved rush

Koeleria macrantha	 junegrass

Leymus condensatus	 giant ryegrass

Leymus triticoides	 beardless ryegrass

Luzaida comosa	 common wood rush

Melica californica	 western melica

Melica imperfecta	 Coast-Range melica

Nassella lepida	 foothill needlegrass

Nassella pulchra	 purple needlegrass

Poa secunda	 pine bluegrass

Scirpus cernuus	 low club rush

Scirpus amiericanus	 three square

PREFERRED PLANTING MATERIALS
from pages 140-143 of Coastal California’s Living Legacy: The Monterey Pine Forest 
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PREFERRED BUILDING MATERIALS
MATERIAL NOTES USES

- IN ORIGINAL, NATURAL CONDITION AND COLOR
- FORMING A NATURAL PATINA OVER TIME
- MONOLITHICALLY UNIFORM, NON-HYBRID COMPOSITION

NATURAL - HONESTLY EXPRESSED, RATHER THAN MIMICKING OTHER MATERIALS

wood reclaimed or FSC sustainable 

redwood or cedar or fir

posts, beams, siding, trim, un-clad windows, doors, 
garage doors, fireproofed roof shingles or shakes,

bark reclaimed or FSC sustainable 

redwood or cedar or fir

siding, roofing

bamboo sustainably cultivated
 flooring, siding, structural panels

cork sustainably cultivated
 flooring, siding, structural panels

living plants drought-tolerant, native species

(see Preferred Planting Materials)

walls, roofs

stone local, dry-set or mortared stacked in dry-
set structurally-feasible patterns only

mudstone/golden granite for walls, foundations,  
driveways, Carmel stone for walls, patios, walkways

earth locally sourced cob or rammed soils/sands walls

brick locally-sourced clay or adobe walls, patios, walkways

bale locally sourced straw walls, insulation

tile genuine ceramic, clay, or concrete mono-chromatic for roofs, patios, walkways

multi-chromatic for decorative accents

basic metal uncoated, naturally-aging 

zinc, bronze, brass, aluminum

roofing, gutters, hardware, cladding for 

deconstructable/recyclable wood windows

glass low-E, clear, or evenly sandblasted,

non-mirrored, non-tinted

windows and other glazed openings

sealing oil penetrating, non-peeling, non-VOC, pure 
tung, linseed, hemp, teak oils

exposed wood treatment, when natural aging is 
undesired

- FORMING A NATURAL PATINA OVER TIME
- HONESTLY EXPRESSED, RATHER THAN MIMICKING NATURAL OR OTHER MATERIALS
- ABLE TO BE FULLY DISMANTLED AND BIODEGRADED, RECYCLED, AND/OR RE-USED
- MEETS OR EXCEEDS NATIONAL ECO-BUILDING STANDARDS (SUCH AS CRADLE-TO-CRADLE)

MANUFACTURED - ENVIRONMENTALLY NON-TOXIC OR BENEFICIAL

poured concrete artistically-crafted in natural or in uniform, 
integrated color with only non-uniform, 
handcrafted textures (as with exposed 
aggregate or genuine wood formwork)

walls, patios, walkways, pavers

cast concrete integrated, uniform color, and finish 
without stamped, faux “natural” textures

walls, patios, walkways, pavers, roof tiles

alt-crete e.g. ashcrete, sandcrete, grasscrete, 
woodcrete, hempcrete: poured or cast, 
maintain original surface pattern and color

walls, patios, walkways, pavers, roof tiles

fiber cement e.g. Hardiboard, Equitonesmooth texture 
only, no mimicry of natural materials

siding

stucco uncoated, non-pigmented, smooth 
textured

wall coating

advanced brick e.g. wool brick, shell brick walls, patios, walkways

advanced metal steel, galvanized steel, stainless steel, Cor-
Ten steel, Zincalume, Galvalume, earth-
toned anodized aluminum

slim-profile windows, siding, landscape elements, 
standing seam roofing with non-corrugated flat 
panels, devoid of ribbing

advanced wood FSC sustainable: mass timber, industrially-
pickled/acetylated, pre-charred/shou-sugi-
ban, thermally-modified, bio-based 
fiberboard super-wood

posts, beams, siding, trim, un-clad windows, doors, 
garage doors, fireproofed roof shingles or shakes,

stain penetrating, naturally-fading, rather than 
peeling, monochrome, earthtone pigment

exposed wood treatment, when added color is 
desired

DRAFT 11
-18

-25

ATTACHMENT 8

Page 459 of 498



Carmel Design Guidelines 20240101

Layout Draft  appx 27

   E
N

H
A

N
C

E
   S

U
B

O
R

D
IN

A
T

E
   F

IT
   R

E
TA

IN
   D

E
S

IG
N

   D
E

TA
IL

ISSUES

FURTHER ILLUSTRATIONS
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CARMEL DESIGN 
GUIDELINES & FIRE 
RESILIENCE

▪ Draft Design 
Guidelines  

principle conflicts 
with California WUI 

& CalFire 
Defensible Space

▪ Michael LePage
▪ November 17th, 2025
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CONTEXT

Much of Carmel by the Sea is located in 
the very high fire hazard severity zone 
(FHSZ)

Draft guidelines emphasize heritage, 
modesty, and forest preservation

Guidelines are missing explicit wildfire 
resilience measures
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CORE 
PRINCIPLES 
OF CARMEL 
DESIGN  
GUIDELINES

Enhance: Preserve forest and natural landscapeEnhance

Subordinate: Buildings defer to site and forest characterSubordinate

Fit: Integrate with neighborhood contextFit

Retain: Architectural heritageRetain

Design: Modesty and restraintDesign

Detail: Authenticity and consistencyDetail
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SUSTAINABI
LITY 
STRENGTHS

Environmental: native 
plants, LID stormwater, 
canopy preservation

Cultural: heritage continuity, 
authentic materials

Social: privacy, views, 
modest scale

Material: natural, 
recyclable, biodegradable
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FIRE SAFETY 
BLIND 
SPOTS

No explicit wildfire resilience 
principle

Wood shingles, siding, fences 
encouraged (combustible)

Landscaping lacks defensible space 
zones (0–100 ft)

No ember-resistant vent or roof 
detailing

No inspection/compliance linkage 
to CalFire standards
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CALIFORNIA 
WUI CODE 
REQUIREME
NTS

Materials: 
Ignition-resistant/noncombustible siding, 
Class A roofs

Openings: Ember-resistant vents, spark 
arrestors

Attachments: Noncombustible 
decks/fences in Zone 0

Inspection: Vegetation compliance 
required before permit final
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CALFIRE 
DEFENSIBLE 
SPACE 
ZONES

Zone 0 (0–5 ft):        Ember-resistant 
area, no combustible materials

Zone 1 (0–30 ft):      Lean, clean, 
green; spacing between trees/shrubs

Zone 2 (30–100 ft): Fuel reduction, 
clearance around woodpiles,

propane tanks, outbuildings
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COMPARISON TABLE

Topic Carmel Draft WUI/CalFire Alignment

Wood materials Encouraged Restricted Conflict

Landscaping Heritage-driven Zone 0–2 defensible space Missing

Vents/openings Aesthetic only Ember-resistant required Missing

Fences/decks Wood preferred Noncombustible near 
homes

Conflict

Inspections Design review Vegetation compliance Missing
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PROPOSED 
CORE 

PRINCIPLE 
AMENDME

NT

•Add 7th Principle: Protect
•Codify defensible space zones in landscape 
guidelines

•Require CBC 7A-compliant materials checklist
•Tie design approval to vegetation compliance 
before final inspection

ATTACHMENT 9

Page 470 of 498



PATH 
FORWARD

•Policy memo: integrate Protect principle
•Design review rubric: ember-resistance criteria
•Public guidance: “Designing for Fire Resilience 
in Carmel” supplement

•Harmonize heritage aesthetics with WUI 
standards
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CLOSING

•Carmel’s sustainability ethos is strong but 
incomplete

•Fire resilience is essential for long-term viability
•Integrating WUI + CalFire standards ensures 
both 
heritage preservation and community safety
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Design Traditions 1.5 RECOMMENDATIONS 

The guidelines are key 
tools in shaping the 
character of the 
community and are 
used in the Design 
Review process. 

The existing Design 
Guidelines were produced as 
part of the city's "Design 
Traditions Project" in 1997 
through 2001 and therefore 
this update is named "Design 
Traditions 1.5" to indicate 
that it bui Ids on those 
materials. 

RECOMMENDATIONS TO COUNCIL 

- 32 months for a partial update is too long

- Carmel has work to do with 1 6 elements that are more than 20 years old

- Thank the steering committee for their service

- Return this project to staff

- Use the February 2023 consultant's version as a basis going forward

- Use the 2022 Strategy Paper as Guidance for the Final Document

- Engage with planning commissioners and staff for specific reviews of each finding

- Bring back a final document for Planning Commisison review in February/March 2026

- Work to improve the city's methodology for GP, MC, LCP updates

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Design Traditions 1.5 THE UPDATE PROCESS 

GENERAL PLAN 

Year Element Name 

2003 1 - Introduction 
2010 2 - Land Use 
2010 3 - Ci rcu lat ion 
2024 4 - Housing 
2003 5 - Coastal Access 
2003 6 - Coastal Resource Managemment 
2009 7 - Public Facilities 
2009 8 - Open Space and Conservation 
2009 9 - Environmental Safety 
2009 10 - Noise 
1982 11 - Community Questionnairre 
Unk 12 - Environmental Safety Technical Appendix 
Unk 13 - Environmental Impart Report (EIR) 
1987 14 - Environmental Impart Report Addendum 
Unk 15 - California Coastal Act Policies 
1995 1 6 - Env. Sensitive Habitat Area Study 
2000 1 7 - Forest Management Plan 
Unk 18 - Mission Trai I Master Plan 
2025 1 9 - Historic Context Statement 
2010 20 - Del Mar Master Plan 

LOCAL COASTAL PLAN 

Year 

2003 

2010 

2003 

2003 

2025 

2003 

2003 

2001 

2001 

2000 

1997 

1990 

2000 

Unk 

Element Name 

1- Land Use
2 - Circulation
3 - Coastal Access
4 - Coastal Resource Managemment
5 - Muni Code Title 17
6 - Shoreline Mgmnt Plan - Part I
7 - Shoreline Mgmnt Plan - Part II
8 - Design Guidelines, Concept
9 - Design Guidelines, Final

-�

10 - Design Guidelines, Commercial
11 - Design Guidelines, Public Way
12 - Archeological Resource Mgment [CoHP]
13 - Stormwater Utility Administration
14 - Sec'y of Interior Stds - Historic Bldgs

Unk = Year Unknown 

Design Guidelines Elements 

16 Elements >20 years from last update 

From external agencies 

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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3 

Design Traditions 1.5 

The Carmel General 
Plan is 20 documents 

in 10 elements and 10 
appendices. 4 are 

shared with the LCP. 

DOCUMENT HIERARCHY 

The Carmel Municipal 
Code is 1 document in 

18 titles plus 1 00+ 
statutory references. 1 
is shared with the LCP. 

The Carmel Local 
Coastal Plan is 14 
documents. 4 are 

shared with the GP, 1 
is shared with the MC. 

= Design Guidelines Documents 

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Design Traditions 1.5 DOCUMENT PURPOSE & USE 

2. DOCUMENT I PURPOSE & USE 

What is the Purpose of the Design Guidelines 

Carmel-by-the-Sea's Local Coastal Plan (LCP) defines the role of Design Guidelines: 

- as a critical tool to protect the city's unique character which is considered an asset of statewide significance

- to ensure new development is visually compatible with the surrounding environment

- to maintain and enhance the town's human-scale design, forest setting, and aesthetic

Who Uses the Design Guidelines 

- Carmel-by-the-Sea property owners and developers

- Architects and Contractors
- City Planning Department staff

- City Planning Commission

- City Counci I

How are the Design Guidelines Used 

- Planning Department staff and Planning Commissioners use key findings to review design study

applications for alignment with the city's design traditions and objectives.

- The Planning Commission approves or denies applications based on these guidelines

- The Planning Commission also imposes conditions of approval based on these guidelines to ensure the project

aligns with the General Plan, local ordinances, and the adopted design guidelines.

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Design Traditions 1.5 DOCUMENT CONTENT 

3. DOCUMENT CONTENT - (Does the proposed document content fulfill the 2022 Strategy paper?)
- Proposed Content 

- Is organized into about 158 paragraphs and section titles
- About 10 of 158 are new additions from the committee 
- The majority of the content, some 94%, is taken directly from the consultant's February 2023 version
- Removes cross-referencing, links, captions, and diagrams

- Added Findings 

The committee adds proposed findings that: 
Recommend screening the placement of utilities [3.4.1, 3.4.2]
Prohibit the design of a McMansion [4.2.4] 
Require certified ecolological-rated building materials that can be disassembled [4.3.6]
Ban petroleum-based building materials [4.4.2] 
Ban materials whose appearance mimics natural materials [4.4.3] 
Create an HRB-level requirement for window glazing in historic properties [5.4.5]
Require true divided lights in multi-pane windows [6.1.4]
Outline house identification recommendations [6.3.13]

-Missing from Update 

The proposed update does not: 
- Address the Current Issues section of the project's Strategy Paper, including specific Yes/No examples, easier navigation, and

imp roved cross-referencing 

;:-
Present a detailed review of individual findings to align all findings with current codes, standards, and practices

( � 
Improve the document's organizational structure to facilitate their use

SJ 
Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Design Traditions 1.5 LAYOUT & NAVIGATION 

4. DOCUMENT LAYOUT & NAVIGATION

(Does the proposed document content fulfill the 2022 Strategy paper?) 
The Design Guidelines function as a technical manual cited by Planning Staff and Planning Commissioners when making 

determinations for the approval or denial of Design Study applications. The proposed document update rearranged sections 

from the February 2023 version into categories reflecting the 6 Guiding Principles identified during the Community Outreach 

phase of the Consultant's work. Summary organizational layouts for the Feb 2023 and Nov 2025 versions are: 

-

Categories - Feb 2023 

Neighborhood-wide - Concept 
Site Assessment 
Forest Character 
Historic Resources 
Neighborhood Street Character 

Site Planning - Concept 
Topography 

Building Design - Final (continued) 
Buiding Materials 
Roof Materials 
Entrances and Porches 
Doors 
Windows 

Open Space, Site Coverage, Setbacks 
Privacy and Views 

Balconies and Decks 
Skylights 
Chimneys 

Parking and Access 
Building Design - Concept 

Building Mass and Scale 
Building Form 

Building Design - Final 
Architectural Style 
Building Scale 
Design Integrity 

(\. 
� Architectural Details

\63 

Garages 
Color 

Landscape Design - Final 
Plant Selection 
Public Right of Way 
Paving and Design 
Fences, Walls, and Lighting 

Categories - Nov 2025 

Enhance 
Subordinate 
Fit 
Retain 
Design 
Detail 

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Design Traditions 1.5 I RECOMMENDATIONS 

The guidelines are key 
tools in shaping the 
character of the 
community and are 
used in the Design 
Review process. 

The existing Design 
Guidelines were produced as 
part of the city's "Design 
Traditions Project" in 1997 
through 2001 and therefore 
this update is named "Design 
Traditions 1 .5" to indicate 
that it builds on those 
materials. 

RECOMMENDATIONS TO COUNCIL 

- 32 months for a partial update is too long

- Carmel has work to do with 16 elements that are more than 20 years old

- Thank the steering committee for their service

- Return this project to staff

- Use the February 2023 consultant's version as a basis going forward

- Use the 2022 Strategy Paper as Guidance for the Final Document

- Engage with planning commissioners and staff for specific reviews of each finding

- Bring back a final document for Planning Commisison review in February/March 2026

- Work to improve the city's methodology for GP, MC, LCP updates

Planning Commission Review & Comment I November 18, 2025 Carmel-by-the-Sea 
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Carmel Draft Guidelines

 Subjective vs. Objective Language
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Matrix of subjective vs. objective 
terms

SECTION SUBJECTIVE TERM/PHRASE WHY IT’S SUBJECTIVE
SUGGESTED OBJECTIVE 

REPLACEMENT

Core Principles “Enhance” Vague; doesn’t specify measurable restoration
Require % canopy retention or # of trees preserved 
per lot

Core Principles “Subordinate” Interpretation of “defer” to nature
Limit building height to X ft below average tree 
canopy

Core Principles “Fit” “Integrate with neighborhood” is aesthetic
Require compatibility matrix: FAR, setbacks, roof 
pitch within ±10% of block average

Core Principles “Retain” “Retain heritage” is interpretive
Mandate preservation of specific historic features 
or materials listed in inventory

Core Principles “Design with modesty and restraint” Taste-based
Cap floor area ratio (FAR) at 0.35; max lot 
coverage 30%

Core Principles “Detail with authenticity and consistency” “Authenticity” is subjective
Require materials from approved list (wood, stone, 
stucco) with manufacturer specs
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Matrix: Subjective vs. Objective 
Language

Section Subjective Term/Phrase Why It’s Subjective Suggested Objective Replacement

Materials “Preferred materials” Preference is not enforceable
Publish approved materials list with 
performance ratings

Materials “Authentic detailing” Authenticity varies
Require exposed rafter tails to be 
structural, not decorative

Materials “Avoid faux finishes” “Faux” is interpretive
Ban stamped woodgrain cement 
board; require smooth finish only

Materials “Natural patina” Patina is subjective
Allow untreated wood only if Class 
A fire-rated or sealed per CBC 7A

Materials “True structural details” “True” is interpretive
Require load-bearing certification for 
exposed beams
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Matrix: Subjective vs. Objective 
Language

Section Subjective Term/Phrase Why It’s Subjective
Suggested Objective 

Replacement

Scale & Massing “Modest scale” No numeric definition
Max building height 18 ft; 
FAR ≤ 0.35

Scale & Massing “Human scale” Subjective
Require primary entry at grade; 
max sill height 4 ft

Scale & Massing “Avoid oversized structures” “Oversized” is relative
Cap lot coverage at 30%; max 
footprint 2,500 sq ft

Scale & Massing “Harmony with neighborhood” Harmony is aesthetic
Require compatibility study 
with block averages for height, 
roof pitch, setbacks
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Matrix: Subjective vs. Objective 
Language

Section Subjective Term/Phrase Why It’s Subjective
Suggested Objective 

Replacement

Landscape “Informal forest character” “Informal” is not measurable
Require retention of X% canopy 
trees; spacing min 10 ft between 
trunks

Landscape “Preserve canopy” “Character” is interpretive
Require arborist report; prohibit 
removal of trees >12” DBH 
without permit

Landscape “Handcrafted fences” “Handcrafted” is subjective
Allow grapestake/picket fences ≤ 
4 ft height, untreated wood only

Landscape “Artistically crafted concrete” “Artistic” is subjective
Allow decorative concrete only if 
permeable and meets LID 
standards
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Matrix: Subjective vs. Objective 
Language

Section Subjective Term/Phrase Why It’s Subjective
Suggested Objective 

Replacement

Design Review
“Consistency with Carmel’s 
character”

“Character” is subjective
Require compliance with 
published design palette 
(materials, roof types, colors)

Design Review
“Avoid ornate or 
ostentatious design”

Taste-based
Ban decorative elements 
exceeding 10% of façade area

Design Review
“Respect privacy, views, 
and light”

Respect is interpretive
Require shadow study; 
prohibit window placement 
within 5 ft of property line
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Bottom Line

This matrix shows how Carmel’s 
guidelines lean heavily on 
subjective language that 

empowers design review boards 
but leaves applicants uncertain. 

By converting terms into 
objective, measurable 

standards (heights, FAR, 
materials lists, spacing, shadow 

studies), the city can reduce 
ambiguity, improve enforceability, 

and align with state codes like 
WUI and CalFire defensible 

space.
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Design Traditions 1.5 Update 
and Receive Feedback

City Council
December 2025

CITY OF CARMEL-BY-THE-SEA
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Today’s Meeting 

• Asked by City Council for update on project
• Refresher on background and update on project status
• Receive current draft from Steering Committee efforts 

• Includes recommended supporting document “package” 
• City Council feedback 
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Project Background

• March, 2022 – Nore Winter contract 
• Design Traditions 1.5 Project (DT-1.5)

• April, 2022 – DT-1.5 Steering Committee appointed by Council
• First meeting, April 13th

• 36 meetings in total since then (10 mo. gap – Planning Director)
• June, 2022 – Community workshops #1 and #2 

• 2 nights, 50-75 people 
• September, 2022 – Strategy Paper 

• Consolidated workshop findings 
• Approved by PC and Council
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Project Background (cont.)

• October, 2022 – Community workshop #3
• Shared strategy paper and received feedback

• October, 2022 to February, 2023 – Drafting Design Guidelines 
1.5
• Led by Nore Winter 
• Steering Committee and staff continue to meet with consultant

• February, 2023 – Consultant draft released for public review 
• Steering Committee concerns

• Not streamlined
• More complicated
• Longer 
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Project Background (cont.)

• March, 2023 – Steering Committee revised draft
• Organized by “Core Principles”
• More user friendly
• Less redundancy
• Reduced page count

• March 2023 to Present – Refine Steering Committee draft
• Public meetings and input
• Refined language 
• Small guideline additions
• Photographs 
• Supporting documents 
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Current Draft Guidelines Overview 

• Built a design guideline “package”
• Introduction
• Residential Guidelines
• Commercial Guidelines 
• Municipal Guidelines (recommended)
• Appendices (support documents)

• Historical Context 
• Project Review: Process, Checklists & Narratives
• Preferred Planting and Building Materials
• Further Illustrations 
• Index 
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Current Draft Guidelines Highlights 

• Organized under 6 “Core Principles”
• Developed through community workshops

• Reduced Page Count
• 32 pages vs. 180 pages

• Reduced photographs (in process)
• Only when guidelines need a visual 

• Find specific topics via index (e.g.: “windows”)
• Shows up under multiple Core Principles

• Hyperlinks (in process)
• Revised and reduced supporting sections (in process) 

• “About”, “How to Use”, “Formatting”, “Defining Features, etc.  
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Design Guidelines Progression 

Consultant Draft Committee Draft
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Feedback Needed 

• First look for full Planning Commission of revised format  
• Specific feedback requested

• Functionality/usability – how will it work for you?
• Form – how does it look and flow?
• Other design topics – what is missing?
• Supporting Documents – any modifications or additional docs 

needed?
• Other feedback welcomed
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Thank You!

• Steering Committee
• Community 
• Winter & Co. 
• Planning Staff
• City Council 
• Planning Commission 

ATTACHMENT 12

Page 496 of 498



Next Steps

• Receive Council feedback 
• Complete drafting

• Reignite project focus 
• Incorporate PC and Council feedback into Guidelines 
• Update Municipal Code as needed 

• Begin adoption process
• PC
• Council 
• Coastal Commission 
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Questions?
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