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In 2010, the City approved the seismic retrofit and structural support of the Mission Basilica 
that included the in­kind replacement of siding and roofing materials in certain areas of the 
building.  The project also included the construction of an ADA­compliant restroom at the rear 
of the Basilica.  Staff notes that the project was completed in 2013, and the applicant has 
indicated that the work was the first phase of a two­phase project.     

The applicant has now submitted a proposal for Phase II of the project.  The primary purpose of 
the proposed work is to update the existing infrastructure of the Carmel Mission.  The City’s 
Historic Preservation Consultant, Mr. Kent Seavey, reviewed the project’s consistency with 
historic preservation standards and has drafted a report (Attachment C) which includes a 
project summary.  The following is a list of the proposed alterations. 

Front (East) Elevation Changes:  
Improvements to the parking lot to provide three new ADA parking spaces, improved 
drainage, and new paths of travel  
Reconstruction of the 1928­1938 arch over the entry gate  
Removal a portion of the non­historic plaster wall adjacent to the Gift Shop to provide a 
pedestrian entry with new wood gates 
Proposal to switch the Gift Shop entry door with an adjacent window in order to 
improve circulation 
Replacement of a window on the north elevation of the Gift Shop with a Dutch door
Increase in the height of the porch in front of the Blessed Sacrament Chapel, which 
requires a new set of concrete stairs and planter boxes to serve as guardrails.  The 
purpose of the alteration is to meet ADA requirements.     

Basilica Fourecourt and Downie Building: 
Minor grade alterations to the east portion of the Basilica Forecourt for the purpose of 
meeting ADA requirements, which include a ramp that connects the courtyard to the 
fountain, gardens, and Downie Orientation Center. The paving in the Forecourt will be 
replaced with aggregate earth­toned colored cement.  
Seismic retrofit of the Downie building and installation of an ADA family restroom on 
the west side of the building in an area currently used as a storage space
Removal of an interior adobe wall in order to expand the interpretive space.  The 
applicant is proposing to delineate the location of the original wall on floor to provide a
guide for the potential future replacement of the wall.  
Installation of a new Carmel Mission site model at the front of the building 
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Mora Chapel
Seismic retrofitting, cleaning, and conservation as necessary 
Installation of new exhibit panels and cases within the building
Floor of the south facing loggia will have a new ADA accessible boardwalk
New interpretive panels on the south side of the loggia in the voids between the 
support columns

Convento Museum Wing 
Seismic retrofitting, cleaning, and conservation as necessary
Addition of new exhibit panels and display cases
Several interior alterations that included new structural shear walls in the kitchen area 
and alterations to stairs.  The existing floor plan is depicted on Sheet A­10 of the plan set 
and the proposed is depicted on Sheet A­11 for comparison.

Blessed Sacrament Chapel 
Seismic retrofitting, cleaning, and conservation as necessary
Removal of a shed roof above the carriage gates on the west elevation (see Sheet A­20) 
to allow access for trucks 
Addition of a ADA access ramp on the west elevation

Main Quadrangle 
The replacement of the concrete in the Main Quadrangle with aggregate earth­toned 
concrete.  This project component also includes the installation of drainage, sewage, 
storm water and other infrastructure improvements, including some additional planting 
areas.   

New Restroom
Addition of a new restroom at the southwest corner of the Main Quadrangle.  The 
proposed restroom is 621 square feet in size, and includes a Spanish­style design with 
stucco siding and a clay­tile roof. 
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Staff analysis:
CEQA:  The California Environmental Quality Act requires environmental review for alterations 
to historic resources that are not consistent with the Secretary’s Standards.  If the alterations 
are consistent with the standards, potential historic resource impacts under CEQA do not 
require further analysis. A Phase II Historic Evaluation was prepared for this project and 
concluded that the alterations would be consistent with the Secretary of the Interior’s 
Standards.  

On May 18, 2015, the Historic Resources Board (HRB) issued a Determination of Consistency 
with the Secretary's Standards, with special conditions, for the proposed alterations to the 
Carmel Mission.  The HRB special conditions are included with the project conditions for the
Planning Commission’s consideration.

Parking Lot Alterations: The applicant is proposing improvements to the Carmel Mission 
parking lot in order to provide three new ADA parking spaces, improved drainage, and new 
paths of travel.  Staff notes that portions of the Carmel Mission parking lot encroach onto the 
City Right­of­Way (ROW), and the parking lot modification will require the issuance of an 
Encroachment Permit by the City Council. Two options for improving the Carmel Mission 
parking lot are being proposed.  A decision on which option would be constructed depends on 
the available funding for the project.  The applicant is requesting that the City include in the 
approval the flexibility to proceed with either option; hence, both should be considered by the 
Commission.

Option 1:  This option is depicted on Sheet C­1.1 of the plan set and includes three new ADA
parking spaces located north of the main entry gate.  The total number of parking spaces would 
be reduced from 53 to 48.  There would be a net removal of 338 cubic yards of soil, primarily 
from the northern portion of the parking lot.    The slope of the driveway entrance from Lasuen 
Drive would be slightly increased, and a new planter would be installed on the west side of this 
entrance, which partially encroaches into the City ROW.  The purpose of the grading is to meet 
the ADA requirements for the three new ADA parking spaces and in order to install a new ADA­
accessible pathway through the main entry gate to the Forecourt.  Sheet A­5 of the plan set 
includes an elevation/section drawing that provides a depiction of the grade change, showing 
that the grade would be lowered a maximum of 2.8 feet.  Option 1 includes a bus loading area 
with an associated Arrival Patio located north of the Gift Shop, as depicted on Sheet A­4 of the 
plan set.   
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Option 2:  This option positions the three new ADA parking spaces in front of the Gift Shop 
area, as depicted on Sheet C­1.1A of the plan set.  The total number of parking spaces would be 
reduced from 53 to 50.  There would be a net fill of 50 cubic yards of soil, with approximately 
70 cubic yards of soil removed from the southern portion of the parking lot.  The grade of the 
driveway entrance from Lasuen Drive would be maintained at its existing slope.  Staff notes that 
a new planter would still be installed in the area of the driveway entrance, but would encroach 
less into the City ROW.  With Option 2 there would not be an ADA­accessible pathway through 
the main entrance gate to the Forecourt.      

City ROW Encroachment: The applicant has established the property boundaries based on a 
survey that was prepared in 1994 by Central Coast Surveyors and was filed with Monterey 
County.  Staff notes that there is a slight discrepancy between the survey and the parcel map
with regard to the location of the northeast property line.  The parcel map depicts the property 
line shifted approximately 10­15 feet farther west than what is shown on the survey.  Staff is 
working with the applicant to establish the exact location of the property line prior to the City 
Council review of the Encroachment Permit.  In either case, a portion of the parking spaces on 
the east side of the parking lot would be located on City property.   

Staff notes that while the Planning Commission is responsible for making a decision on the 
Design Review and Coastal Development Permits, it is advisory to the City Council on the 
Encroachment Permit.  The City is working with the County, TAMC, the Mission, and other 
stakeholders on a possible reconfiguration of Rio Road in the area adjacent to the Carmel 
Mission parking lot.  The reconfiguration would be to improve safety and allow for improved 
multi­modal use.  A portion of Rio Road in this area includes a 15­foot wide merge lane that 
could be replaced by expanding the planter on the northeast side of the parking lot.  The City 
Council will consider this as part of the Encroachment Permit.  A condition has been drafted 
requiring the applicant to apply for an Encroachment Permit.  

Exterior Lighting:  There is an existing light fixture on the front wall of the Gift Shop. In staff’s 
opinion, the light fixture is out of the character with the building and could be replaced with a 
new fixture or removed.  Staff notes that when the Carmel Mission was remodeled in 2013, the 
applicant installed several down lit security lights on the Mission Basilica and on the Blessed 
Sacrament Chapel.  The light fixtures are Lithonia brand and consist of black aluminum.
Photographs of the light fixtures are included as Attachment C.  A condition has been drafted 
requiring the applicant to replace the light fixture on the Gift Shop with the Lithonia brand 
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fixture. Other possible improvements to lighting in this area should be evaluated as part of the 
Tour of Inspection. 

Archaeological Significance (AS) Overlay:  The Carmel Mission is located in the Archaeological 
Significance (AS) Overlay Zoning District, which has been established to provide standards for 
reviewing projects that could impact archaeological resources.  The applicant has submitted a 
Cultural Resources Evaluation (Attachment E) prepared by Dr. Robert Cartier, Principal 
Investigator for Archeological Resources Management.  The report addresses project 
components that including grading, trenching, and other earth moving activities such as 
alterations to the parking lot, construction of a new restroom and associated sewer line, 
grading of the Basilica Forecourt, and a utility trench trough the Mora Chapel.  

The Cultural Resources Evaluation references previous archeological studies and reports that 
were done on the site, including borings that were done at the Carmel Mission and parking lot 
in 2014.  It is notes that during the course of these investigations, prehistoric and historic 
subsurface cultural materials were encountered, including Native American burial remains, 
Span roof tile fragment, other structural materials, and dietary shell and bone.  The report also 
notes that surface reconnaissance was done, and traces of faunal shell fragments were noted 
within soil exposures and landscaped areas of the proposed project areas.  Dr. Robert Carrier 
recommends that archeological monitoring be carried out during all earthmoving activities for 
the proposed project.  A condition has been drafted requiring that the site be monitored by a 
professional archaeologist and an appropriately­qualified Native American monitor. 

Environmental Review:  The California Environmental Quality Act (CEQA) requires 
environmental review for alterations to historic resources that are not consistent with the 
Secretary of the Interior’s Standards.  If the alterations are consistent with the standards, 
potential historic resource impacts under CEQA do not require further analysis.  On May 18, 
2015, the Historic Resources Board (HRB) issued a Determination of Consistency with the 
Secretary's Standards, with special conditions, for the proposed alterations to the Carmel 
Mission. 

The proposed project is categorically exempt from CEQA requirements, pursuant to Section 
15301 (Class 1) – Existing Facilities.  The project includes improvements to the existing 
infrastructure that will enhance ADA accessibility and drainage, and includes the seismic retrofit 
of several buildings.  The project also includes the construction of a new 621­square foot 
restroom in the Main Quadrangle.  As discussed above, potential historic resource impacts and 
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archaeological impacts have been evaluated, and appropriate measures have been 
incorporated into the project design.  The proposed project does not present any other unusual 
circumstances that would result in a potentially significant environmental impact and therefore 
qualifies for a Class 1 exemption.  

ATTACHMENTS: 

Attachment A – Findings for Approval
Attachment B – Conditions of Approval
Attachment C – Kent Seavey Report 
Attachment D – Lighting Photographs 
Attachment E – Archeological Report 
Attachment F – Project Plans 



Attachment A – Findings for Approval

CITY OF CARMEL­BY­THE­SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

FINDINGS FOR APPROVAL

DR 14­38 
Diocese of Monterey
SW Corner of Rio Road and Lasuen Drive
Block US, Lot 38
APN:  009­531­003 

CONSIDERATION:

Consideration of a Design Review (DR 14­38) application and associated Coastal Development 
Permit for alterations to the Carmel Mission located in the Single Family Residential (R­1), Park 
Overlay (P), Archaeological Significance Overlay (AS) and Beach and Riparian Overlay (BR) Zoning 
Districts

RECITALS:

1. The Carmel Mission is located at the southwest corner of Rio Road and Lasuen Drive.  The 
Mission property is approximately 6 acres in size and includes the Carmel Mission, Junipero 
Serra School, Murphy Gymnasium, Gift Shop, the Bishop’s residence and several other 
structures. 

2. The Carmel Mission is listed on the City’s Inventory of Historic Resources and the Mission
Basilica and the associated grounds are listed on the National Register of Historic Places.

3. The Carmel Mission is located in the Archaeological Significance (AS) Overlay Zoning 
District, which has been established to provide standards for reviewing projects that could 
impact archaeological resources.  The applicant submitted a Cultural Resource Evaluation 
drafted by a professional archaeologist on June 15, 2015, which recommends monitoring of 
the site during construction.   A condition has been drafted requiring that the site be 
monitored by a professional archaeologist and an appropriately qualified Native American 
monitor. 

4. General Plan Policies 1­55 and 1­57 allow for quasi­public uses in the Residential (R­1) 
District and the expansion of existing structures on quasi­public sites on a limited basis.  
The project is consistent with the General Plan. 

5. On December 26, 2014, the Diocese of Monterey submitted an application for alterations 
to the Carmel Mission to improve the infrastructure and ADA compliance of the site.   
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6. On May 18, 2015, the Historic Resources Board (HRB) issued a Determination of 
Consistency with the Secretary's Standards, with special conditions, for the proposed 
alterations to the Carmel Mission. The California Environmental Quality Act (CEQA)
requires environmental review for alterations to historic resources that are not consistent 
with the Secretary of the Interior’s Standards.  If the alterations are consistent with the 
standards, potential historic resource impacts under CEQA do not require further analysis. 

7. The application qualifies for a Class 1 Categorical Exemption from the provisions of the 
California Environmental Quality Act (CEQA) pursuant to Section 15301 of the State CEQA 
Guidelines.  Class 3 exemptions include projects involving limited new construction projects 
and conversion of small structures.  

FINDINGS FOR DECISION: 

1. The approval of this Design Review is not in conflict with the General Plan and will comply 
with all applicable zoning standards.

2. The proposed alterations to the Carmel Mission are consistent with the Secretary of the 
Interior’s Standards for the Rehabilitation of historic resources.

3. The proposed project will not make excessive demands on the provision of public services, 
including water supply, sewer capacity, energy supply, communication facilities, police 
protection, street capacity and fire protection.

4. The proposed project will not be injurious to public health, safety or welfare and provides 
adequate ingress and egress.   

5. With the approval of this project the Carmel Mission will maintain its compatibility with 
surrounding land uses and will not conflict with the purpose established for the district 
within which it will be located. 
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Conditions of Approval
No. Standard Conditions

1. Authorization: This approval of Design Review (DR 14­38) authorizes the 
following alterations to the Carmel Mission:
Front (East) Elevation Changes: 

Improvements to the parking lot to provide three new ADA parking 
spaces, improved drainage, and new paths of travel 
Reconstruction of the 1928­1938 arch over the entry gate 
Removal a portion of the non­historic plaster wall adjacent to the Gift 
Shop to provide a pedestrian entry with new wood gates 
Proposal to switch the Gift Shop entry door with an adjacent window in 
order to improve circulation 
Replacement of a window on the north elevation of the Gift Shop with a 
Dutch door 
Increase the height of the porch in front of the Blessed Sacrament 
Chapel, which requires a new set of concrete stairs and planter boxes to 
serve as guardrails.  The purpose of the alteration is to meet ADA 
requirements.     

Basilica Fourecourt and Downie Building: 
Minor grade alterations to the east portion of the Basilica Forecourt for 
the purpose of meeting ADA requirements, which include a ramp that 
connects the courtyard to the fountain, gardens, and Downie Orientation 
Center.  The paving in the Fourecourt will be replaced with aggregate 
earth­toned colored cement.   
Seismic retrofit of the Downie building and installation of an ADA family 
restroom on the west side of the building in an area currently used as a 
storage space 
Removal of an interior adobe wall in order to expand the interpretive 
space.  The applicant is proposing to delineate the location of the original 
wall on floor to provide a guide for the potential future replacement of 
the wall.  
Installation of a new Carmel Mission site model at the front of the 
building 
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Mora Chapel
Seismic retrofitting, cleaning, and conservation as necessary
Installation of new exhibit panels and cases within the building 
Floor of the south facing Loggia will have a new ADA accessible 
boardwalk 
New interpretive panels on the south side of the Loggia in the voids 
between the support columns 

Convento Museum Wing
Seismic retrofitting, cleaning, and conservation as necessary
Addition of new exhibit panels and display cases
Several interior alterations that included new structural shear walls in 
the kitchen area and alterations to stairs.  The existing floor plan is 
depicted on Sheet A­10 of the plan set and the proposed is depicted on 
Sheet A­11 for comparison.

Blessed Sacrament Chapel 
Seismic retrofitting, cleaning, and conservation as necessary
Removal of a shed roof above the carriage gates on the west elevation 
(see Sheet A­20) to allow access for trucks 
Addition of a ADA access ramp on the west elevation 

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

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

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought­tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
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Commission or the Planning Commission. 

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

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit.

7. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection.

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

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

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

HRB Special Conditions

11. The paving in the Forecourt and quadrangle shall consist of aggregate earth­
tone colored cement, to include brick work to match existing site conditions.

12. Within the Downie Building, the applicant shall delineate the location of the 
original wall on floor to provide a guide for the potential future replacement of 
the wall.  In addition, the property owner shall maintain a photographic record 
of this wall.  

13. The tiles in the Mora Chapel shall be replaced in kind and salvaged and re­used 
when possible.  

14. The new east­elevation wood date shall be differentiated from the adjacent 
main entry gate. 

15. Prior to the beginning of construction, the applicant shall convene a pre­
construction meeting to include the contractor and the Project Planner to 
ensure compliance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties. 

16. Prior to the issuance of a building permit, the final construction documents shall 
include a materials list and a plan with elevation keynotes that clearly identify 
the methodology and extent of the proposed salvage and reuse of existing 
building materials including all exterior walls.  This “salvage and reuse plan” shall 
clearly indicate that materials shall be: 1) preserved, 2) repaired when 
preservation is not possible, and 3) replaced in­kind only when absolutely 
necessary.

Planning Commission Special Condition

17. The applicant shall apply for an encroachment permit for the proposed 
alterations to the city­owned portions of the parking lot.   

18. Prior to final inspection, the applicant shall remove or replace the exterior light 
on the front wall of the Gift Shop with a new Lithonia brand fixture that is 
consistent with the design of the other fixtures located at the front of the 
Carmel Mission.  The construction drawings include a note regarding the change 
in light fixture.

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

*Acknowledgement and acceptance of conditions of approval.

______________________  __________________  __________
Property Owner Signature  Printed Name  Date

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






































































































