
July 8, 2024 

Planning Commission 

Carmel-by-the-Sea, California 

Steven Hillyard 

PO Box 6475 

Carmel-by-the-Sea, CA 93921

<REDACTED> 

831-238-3860

Re: DR 23-140 & LM 20-394 & UP 21-113 {Esperanza Carmel Commercial-JS Pastor 

Building hearing July 10, 2024 

Dear Chair LePage and Planning Commissioners: 

I respectfully present the following thoughts for your consideration while reviewing the 

design of the JB Pastor Building. Please include this document in the record of this hearing. 

The staff report for the hearing states the project is exempt under CEQA. The report cites 

the In-Fill exemption. That is incorrect, and before the commission proceeds with its 

design review, it should consider this issue and understand the CEQA process, its 

requirements and benefits. 

In the discussion below, it is important to keep in mind that the CEQA process is meant to 

inform the approval process. State law declares one purpose of the CEQA process to be: 

to assist public agencies in systematically identifying both the significant effects of 

proposed projects and the feasible alternatives or feasible mitigation measures 

which will avoid or substantially lessen such significant effects." {PRC 21002) 

The city should have begun the CEQA process immediately after it city received the 

application. According to CEQA law, after receiving an application, the city has 30 days to 

determine if the application is complete. Then, it has another 30 days to determine if the 

project is exempt from CEQA. If the project is not exempt, the city must complete an initial 

study to identify the environmental consequences of the project. (14 CCR 15060 to 15065) 

CEQA does provide for preliminary discussion between the applicant and the staff before 

the application is submitted (14 CCR 15060.5), but CEQA does not allow numerous 

"preliminary hearings" before the Historic Resource Board, Planning Commission and the 

City Council before the city decides that design review is a covered project and if it qualifies 

for an exemption; that must be done within 60 day after receiving the application. For your 

reference, state CEQA guidelines define a covered project as follows: 
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