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Project location............... Six bluff locations below Scenic Road and the Scenic Road Recreational Trail
(between 10th Avenue & Martin Way) adong the back-beach of Carmel
Municipa Beach in the City of Carmel-by-the-Seain Monterey County.

Project description.......... Repair and augment the existing shoreline armoring in severa locations below
Scenic Road at Carmel Beach.

Local approva................. The City of Carmel-by-the-Sea City Council approved the project and certified
the CEQA mitigated negative declaration on November 7, 2000.

Filedocuments................. Carmel Beach Management Plan (CDPs P-980, P-79-320, 3-83-217-A1, 3-83-

217-A2, 3-83-217-A3, and 3-83-217-A4); CDP 3-98-102 (Panattoni).

Staff recommendation ....Approval with Conditions

Summary of staff recommendation: The City proposes repair and augmentation of the existing system of
shoreline armoring (both seawalls and revetments) located beneath Scenic Road on the southern portion of
the Carmel Municipa Beach. Most al of the back-beach along this stretch of coastline is currently
armored by both pre-Coastal Act structures and by a variety of structures permitted by the Coastal
Commission since 1974. The armoring here is designed to protect the Scenic Road recreational trail
system as well as Scenic Road itself. The proposed armoring repairs would continue the existing Carmel
back beach aesthetic through the use of golden-granite facing on the seawall extensions overtopped with
hardy cascading vegetation, and through the use of sand contouring and upper bluff vegetation designed to
hide the revetment segments; the City of Carmel is well-known for their successful effortsin thisregard to
minimize the visual impacts of armoring. The proposed repairs would protect the informal meandering
nature of the blufftop trail system and the existing back-beach aesthetic with the absolute minimum of
beach area coverage. Staff isrecommending approval with conditions.
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1. Staff Report Summary

The Applicant proposes severa repairs and minor additions to the series of rock revetments and golden-
granite faced seawalls that line much of the bluff below Scenic Road at Carmel Beach. The objective of
the project is to continue to protect the Scenic Road public recreational trail system located atop the bluff
aswell as, ultimately, Scenic Road itself. Scenic Road and the meandering blufftop trail located along its
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seaward edge are well-known and much-used public recreational features that help to define the Carmel
shoreline experience as a complement to the white sands of Carmel Beach proper below. The Coastal
Commission permitted the construction of the pathway system, severa beach access stairways, the major
reconstruction of Scenic Road itself, and much of the back-beach armoring in 1987.

The Scenic Road trail system is a unique public pathway experience that is defined in part by its natural
symbiosis with the undulating bluffs and landscape canopy falling off to the beach below. The
decomposed granite pathway meanders between tree-dotted, vegetated bluff outcrops and the rock curb
that defines the edge of Scenic Road inland. Most all of the blufftop area is landscaped by the City and is
complemented by nine stairways and a series of benches and overlooks, many of the improvements faced
with decorative rockwork in keeping with the informal organic aesthetic for which the Carmel shorelineis
known.

The proposed protective work would be designed to harmonize with the existing armoring present along
amost all of the back-beach in Carmel below Scenic Road. To the extent one can make such assertions
regarding such unnatural structures, the existing armoring in Carmel is widely recognized as some the most
aesthetically pleasing in the State. The seawalls here undulate with the natural curves of the bluffs and are
faced with indigenous Carmel golden granite overtopped with hardy cascading vegetation that help to
soften the walls and provide a visua transition to the blufftop trail system above. The existing revetments
are unique in that the City has an active management system in place to camouflage the piles of rock by
covering the base of such revetments with sand and the upper portion with a soil and vegetation cap that
is, again, integrated with the upper blufftop plantings. Although winter storm events and scour can remove
such camouflage during peak events, the City regularly re-camouflages the revetments. During most active
beach use periods, the revetments appear as natural back-beach bluff dune sopes. The effect of the City’s
efforts is that the armoring generaly melds with, and in fact helps to define, the Carmel beach aesthetic
and character.

Staff has worked closely with the City to help them design a project that is mindful of maintaining both the
informal meandering nature of the blufftop and the existing back-beach aesthetic with the absolute
minimum of beach area coverage. The armoring repairs and augmentations will help to ensure that the
public access pathway and pathway experience will not be compromised by ongoing coastal erosion, and
that this public access jewel remains in place and retains its charm for current and future generations to
enjoy, a the same time as preserving the beach area for continuing beach recreationa use. In order to
ensure compliance with past Commission actions, and to ensure that the Carmel Beach shoreline is
monitored and maintained consistent with the Carmel Beach aesthetic, Staff recommends that the
Commission require an updated Carmel Shoreline Management Plan.

As so conditioned, the proposed project is consistent with the policies of the California Coastal Act and
staff is recommending approval.
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2.Staff Recommendation on Coastal Development

Permit

The staff recommends that the Commission, after public hearing, approve the proposed project subject to
the standard and special conditions below. Staff recommends a Y ES vote on the motion below. A yesvote
results in approval of the project as modified by the conditions below. The motion passes only by
affirmative vote of amajority of the Commissioners present.

=

Motion: | move that the Commission approve Coastal Development Permit Number 3-00-140
subject to the conditions below and that the Commission adopt the following resolution:

Approval with Conditions. The Commission hereby grants a permit for the proposed
development, as modified by the conditions below, on the grounds that the modified
development is consistent with the requirements of Chapter 3 of the California Coastal Act of
1976 (Coastal Act), will not prejudice the ability of the City of Carmel to prepare a local
coastal program conforming to Chapter 3 of the Coastal Act, islocated between the sea and the
first public road nearest the shoreline and is in conformance with the public access and
recreation policies of the Coastal Act, and will not have any significant adverse effects on the
environment within the meaning of the California Environmental Quality Act (CEQA).

.Conditions of Approval

. Standard Conditions

Notice of Receipt and Acknowledgment. The permit is not valid and development shall not
commence until a copy of the permit, signed by the Permittee or authorized agent, acknowledging
receipt of the permit and acceptance of the terms and conditions, is returned to the Commission office.

Expiration. If development has not commenced, the permit will expire two years from the date on
which the Commission voted on the application. Development shall be pursued in a diligent manner
and completed in a reasonable period of time. Application for extension of the permit must be made
prior to the expiration date.

Interpretation. Any questions of intent or interpretation of any condition will be resolved by the
Executive Director or the Commission.

Assignment. The permit may be assigned to any qualified person, provided assignee files with the
Commission an affidavit accepting all terms and conditions of the permit.

Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, and it is
the intention of the Commission and the Permittee to bind all future owners and possessors of the
subject property to the terms and conditions.
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B. Special Conditions

1. Approved Project. The City of Carme by-the-Sea (Permittee) shall undertake development in
accordance with the approved fina plans (titted Carmel-by-the-Sea Beach Bluff & Beach Access
I mprovement Project Along Scenic Road from 10 Avenue to Martin Way by Neill Engineers Corp.
dated received in the Coastal Commission’s Central Coast District Office March 7, 2001). Any
proposed changes to the approved final plans shall be reported to the Executive Director. No changes
to the approved final plans shall occur without a Commission amendment to this coastal development
permit unless the Executive Director determines that no amendment is necessary. The Permittee shall
notify the Executive Director in writing within seven (7) days of completion of the approved project
and shall identify the date of project completion.

2. Carme Shordine Management Plan. WITHIN SIX (6) MONTHS OF COMPLETION OF THE
APPROVED PROJECT OR BY APRIL 13, 2002 (WHICHEVER IS EARLIER), the Permittee shall
submit to the Coastal Commission for review and approval a Carmel Shoreline Management Plan
(Plan). The Plan shall cover the area seaward of and including the first through public road inland of
Carmel Beach (i.e,, North San Antonio Avenue, Ocean Avenue, and Scenic Road) including: all of
Carmel Beach, the bluffs and dunes backing Carmel Beach, Scenic Road, the Scenic Road recreational
trail, the Ocean Avenue parking lot, and all accessways to Carmel Beach from the first through public
road (i.e.,, from North San Antonio Avenue, Ocean Avenue, and Scenic Road). The Plan shal be
prepared in consultation with: (1) a licensed geologist or civil or geotechnical engineer; and (2) a
licensed landscape architect or equivalent resource specialist experienced with Carmel Beach beach
and bluff vegetation. The Plan shall at a minimum include:

(8) Goals and Objectives. A discussion of the goals and objectives of the Plan, which shall include
the long-term preservation and protection of: Carmel Beach; the Scenic Drive recreationd trail;
the beach access stairways and other beach access points; beach area parking (including parking
along Scenic Road, on Ocean Avenue seaward of San Antonio Avenue, and the Ocean Avenue
parking lot); beach access facilities (e.g., restrooms, benches, signs, etc.); blufftop landscaping;
and continuous through public lateral access seaward of any privately-owned properties.

(b) Palicies. A set of policies consistent with Chapter 3 of the Coastal Act designed to achieve Plan
objectives.

(c) Current Status. A map clearly identifying: al public access features (e.g., Carmel Beach, Scenic
Road recreational trail, stairways, beach access points, boardwalks, Ocean Avenue parking lot,
restrooms, benches, etc.); al development along the back-beach area (including both private
residential development and public facilities); landscaping and significant trees; all habitat areas
(e.g., Pescadero Creek); and al shoreline armoring. The map shall be supplemented by a narrative
describing the mapped resources.

(d) Planned Public Access Projects. A description of any contemplated public access projects in the
Plan area (e.g., a boardwak on the dunes located between Scenic Road and Ocean Avenue,
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pathway improvements from 4" Avenue and North San Antonio to the beach, additional stairways,
restrooms, etc.) with, as available, atimeline and workplan for same.

Future Armoring. All bluff areas in the Plan area not currently armored shall be evaluated in
terms of whether future armoring is likely at these currently unarmored locations. Such an
evaluation shall include, at a minimum, a description of options for addressing continued erosion
at these locations without armoring.

Shoreline Erosion Trends. An evaluation of historic erosion trends of the beach and bluffs at
Carmel Beach, and an analysis of expected future shoreline conditions based on, at a minimum,
evauation of: existing and/or contemplated armoring in the Plan area; norma and maximum tidal
ranges and wave heights; storm surge and anticipated long-term changes in sea level; long-term
erosion rates; type and frequency of storms which have caused shoreline retreat historically;
conditions leading to subaerial erosion historically; offshore features affecting the site (island
sheltering, canyons, etc.); key sand sources and sinks which dominant the Carmel beach littoral
cell, and contribution of the back beach areato littoral sand supply; the volume of sand required to
establish a square foot of beach on Carmel Beach; plot showing all historic shoreline surveys,
with dates of surveys and references. To facilitate future long-term trend evaluation, a series of
beach profile transects shall be established and identified in the Plan.

Shoreline Erosion Response. Identification of al measures to be taken to ensure preservation of
the existing length and width of sandy beach at Carmel Beach. At a minimum, the cost and benefits
of aformal beach nourishment program at Carmel Beach shall be evaluated, including an analysis
of the effectiveness of similar programs applied to geologically ssimilar shoreline littoral cells. All
such measures identified shall include a detailed description of the method for implementing such
measures, including identification of potential sources of funding and appropriate sand materials.

Sand Supply Mitigation. Identification of a mitigation mechanism, a a minimum based upon
subsections (f) and (g) above, to be applied to mitigate for Carmel Beach shoreline sand supply
impacts in the event future development that aters natural shoreline processes (e.g., revetments,
seawalls, retaining walls, etc.) is proposed along the shoreline of the Plan area.

Shordine Armoring Monitoring and Maintenance. Methods to be used to regularly monitor and
maintain al Plan-area shoreline armoring. At a minimum, the Shoreline Armoring Monitoring and
Maintenance component of the Plan shall provide for:

(1) A series of permanent surveyed benchmarks inland of the bluff edge running the length of
Carmel Beach, and a complementary series of survey points on each armoring structure in the
Plan area (i.e.,, a least one survey point at both the upcoast and downcoast end of each
structure, and at appropriate locations between each end). The inland surveyed benchmarks
and survey points on armoring shall be described in relation to National Geodetic Vertical
Datum (NGVD) and identified through permanent markers, benchmarks, survey position,
written description, reference numbers, et ceterato allow measurements to be taken at the same
location in order to compare information between years.
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(2) General as-built plans showing the extent of all armoring in the Plan area in relation to the
existing topography and other relevant features (including the top of bluff, base of bluff, sand-
bluff interface, sandstone platforms, Scenic Road, Scenic Road pathway, and utilities in the
Scenic Road right-of-way, etc). The as-built plans shall indicate vertical and horizontal
reference distances from the surveyed benchmarks to the survey points on each structure for
use in future monitoring efforts.

(3) Provisionsto retrieve any rock that migrates from revetments.

(4) Evaluation in consultation with a licensed civil or geotechnical engineer of the condition and
performance of all armoring in the Plan area on a yearly basis following the winter storm
season (i.e., after April 1%) and on an as-needed basis following any major storm event during
the winter storm season. Such evauation shall at a minimum address whether any significant
weathering or damage has occurred that would adversely impact future performance, and
identify any structural damage requiring maintenance, repair, or changes or modifications to
permitted armoring. At five-year intervals, the yearly post winter season evaluation shall
include measurements of the distance between the inland surveyed benchmarks and survey
points on the armoring structures. The results of the evauation shall be submitted to the
Executive Director of the Coastal Commission no later than June 1% of each year.

Shoreline Armor Camouflage Monitoring and Maintenance. Methods to be used to regularly
monitor and maintain al Plan-area shoreline armor camouflage (i.e., the landscaping that extends
from the upper bluff over the top of the armor, and the sand area that extends over the base of the
armor). At aminimum, the Plan shall provide for the shoreline armor camouflage to be evaluated
on a yearly basis following the winter storm season (i.e., after April 1%) to ensure that such
landscaping and sand cover continues to camouflage the armoring in the project area.

(k) Other Monitoring and Maintenance. Methods to be used to regularly monitor and maintain all

0]

Plan-area public access features (e.g., Carmel Beach, Scenic Road recreationa trail, stairways,
beach access points, boardwalks, Ocean Avenue parking lot, restrooms, benches, etc.) and

landscaping.

Temporary Events. Methods for evaluating temporary events in the Plan area for, among other
things, impacts on the general public use of public recreational areas (including, but not limited to,
sandy beach, on-street and lot parking areas, and accessways to the beach). The Plan shall include
provisions for the annual submitta of a schedule of such temporary events to the Executive
Director of the Coastal Commission.

(m) Emergency Erosion Response. Procedures and nethodologies for responding to an emergency

situation arising from shoreline erosion where emergency is defined as “a sudden unexpected
occurrence demanding immediate action to prevent or mitigate loss or damage to life, hedlth,
property, or essential public services.”

(n) Coastal Permitting. Procedures to obtain coastal development permits, emergency coasta
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development permits, and/or permit amendments from the Coasta Commission and, when the
City’s Loca Coastal Program is certified, from the City of Carmel, for al Plan-identified
maintenance activities and other Plan development. All maintenance activities shall be identified
as either: (1) regular routine activities (examples may include, but are not limited to: movement of
sand on the beach with mechanized and other equipment; retrieval of rocks from revetments,
recontouring of beach sand at the base of revetments; placement of soils on the blufftop and atop
revetments and seawalls; removal of invasive exotic plants and replanting of bluff and back-beach
vegetation; regrouting and minor repair of rockwork in existing seawalls, stairways, trash
enclosures, etc.; clearing of vegetation from access trails to the beach; etc.), or as (2) non-routine
activities (examples may include, but are not limited to: seawall or revetment repairs; stairway
replacement, etc.).

The approved Plan shall be made part of the City’s Local Coastal Program (LCP) as follows: (1) if
the Plan is approved before the City has formally submitted a LCP for Coastal Commission review,
then the approved Plan shall be included as a component of the first LCP application subsequently
made to the Coastal Commission by the City; (2) if the Plan is approved after the City has formally
submitted a LCP for Coastal Commission review, then the approved Plan shall be submitted asan LCP
amendment as soon as possible following Plan approval.

3. Carme Shoreline Management Plan Implementation. WITHIN THRTY (30) DAYS OF
COMMISSION APPROVAL OF THE CARMEL SHORELINE MANAGEMENT PLAN, the
Permittee shall apply for a multi-year coastal development permit from the Coastal Commission, and
from the City of Carmel if applicable, to undertake the regular routine maintenance activities identified
by the approved Carmel Shoreline Management Plan. Those activities identified as non-routine
mai ntenance activities and as other development by the approved Carmel Shoreline Management Plan
shall require separate coastal development permit or permit amendment applications.

4. Assumption of Risk, Waiver of Liability and Indemnity Agreement. By acceptance of this permit,
the Permittee acknowledges and agrees: (a) that the site is subject to hazards from episodic and long-
term bluff retreat, waves, flooding, liquefaction and erosion; (b) to assume the risks to the Permittee
and the property that is the subject of this permit of injury and damage from such hazards in connection
with this permitted development; (¢) to unconditionally waive any claim of damage or liability against
the Commission, its officers, agents, and employees for injury or damage from such hazards; (d) to
indemnify and hold harmless the Commission, its officers, agents, and employees with respect to the
Commission’s approva of the project against any and al liability, claims, demands, damages, costs
(including costs and feesincurred in defense of such claims), expenses, and amounts paid in settlement
arisng from any injury or damage due to such hazards; and (e) that any adverse effects to property
caused by the permitted project shall be fully the responsibility of the landowner.

Recommended Findings and Declarations
The Commission finds and declares as follows:
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4.Project Description & Background

A. Project Location

The proposed project includes repair work at six separate bluff locations below Scenic Road and the
Scenic Road public recreational trail between 10" Avenue and Martin Way along the back-beach of
Carme Municipal Beach in the City of Carmel-by-the-Sea in Monterey County. All of the property
involved, including the beach itself, is owned by the City of Carmel. See Exhibit A for a map showing
both the general project location, Exhibit C for individua site locations, and Exhibit D for photos of the
six individual sitesinvolved.

B. City of Carmel Shoreline Coastal Permitting History

This proposed repair and augmentation project would directly integrate with past shoreline work
approved by the Commission aong the Carmel Beach over the years. A genera history of the
Commission’s permitting involvement follows.

In 1974, the Commission approved the origind Carmel Beach Management Plan that described the
judicious use of shoreline protection structures and landscaping to stabilize slopes along Scenic Road in
order to protect both Scenic Road and the character of the Carmel Beach itself (P-980, approved
November 4, 1974). This origina plan acknowledged the need to protect the bluffs through a combination
of retaining walls, landscaping, and sand contouring that would best approximate a natural look in
harmony with natural beach and bluff appearance. The stated main goa of the plan was “to preserve the
beauty of this unique and scenic area” by maintaining the bluff as a greenbelt between the white sand
beach and Scenic Road.

The 1974 coastal permit authorized beach bluff seawalls at four different locations as well as multiple
stairways to the beach. This 1974 shoreline work was augmented in 1979 by additional rip-rap revetments
at the coves present at 12" and 13" Avenues (P-79-320, approved by the Commission June 25, 1979).

The severe 1982-83 El Nifio winter storms caused extensive damage to not only the beach itself, but to the
existing revetments, seawalls, bluff sopes, stairways, and utilities. These winter storms removed much of
the beach and large portions of blufftop leaving the remaining bluffs, shoreline protective work, and
stairways unprotected from wave attack. In addition, magjor damage was caused by storm water runoff and
groundwater drainage, which weakened the natural bluff structure along the Carmel Beach bluffs.

In 1983, the Commission approved Phase 1 of the Carmel Beach Restoration Plan (3-83-217-Al,
November 15, 1983) as an amendment to the original Beach Management Plan. Phase 1 consisted of the
ingtallation of emergency restoration measures in the form of maor areas of rip-rap revetment
(approximately 10,000 tons of rip-rap), reconstruction of lost stairways, repair of failed bluffs, and
interim sand replenishment. The 1983 approval included the revetment currently proposed for repairs
running south of 10™ Avenue (Site 1 in the current application - see Exhibit C). An important part of these
Phase 1 repairs was the construction of the City’s shoreline storm drainage system designed to relieve
pressure on the bluffs from water saturation and to redirect storm drainage away from stairs and bluff
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slopes.

In 1987, the Commission approved another segment of seawall at the terminus of 12th Avenue (immaterial
amendment approved April 6, 1987) and further amended the Beach Management Plan through Phase 2 of
the Carmel Beach Restoration Plan (3-83-217-A2, approved June 9, 1987). Phase 2 was the culmination
of 3 years of planning efforts and resulted in redirecting Scenic Road to one-way to make way for access
improvements, the development of the blufftop scenic walkway, rebuilding of 5 stairways, creation of a
sand ramp for handicapped access, revegetation of bluff slopes, construction of visitor amenities (i.e.,
benches, trash receptacles, drinking fountains, etc.), and guardrails to direct pedestrians away from fragile
bluff slopes to devel oped accessways.

Most recently, in 1997, the Commission approved additional armoring in the form of a camouflaged
revetment between 11" and 12" Avenues below Scenic Road (CDP 3-83-217-A4, approved November 6,
1997).

C.Carmel Beach Recreational System Today

The comprehensive work begun in 1983 and completed in 1988 through Phases 1 & 2 of the Carmel Beach
Restoration Plan, as augmented by work undertaken both previoudy and since, has defined the Carmel
Beach recreational experience and character. Together Carmel Beach, the bluffs, the blufftop trail, and
Scenic Road itself combine to form a world-renowned, diverse, much-used, and visually striking system
of public access.

The Scenic Road trail system is a unique public pathway experience that is defined in part by its natural
symbiosis with the undulating bluffs and landscape canopy falling off to the beach below. The
decomposed granite pathway meanders between tree-dotted, vegetated bluff outcrops and the rock curb
that defines the edge of Scenic Road inland. Most of the blufftop area is landscaped by the City and is
complemented by nine stairways and a series of benches and overlooks, many of the improvements faced
with decorative rockwork in keeping with the informal organic aesthetic. The trail provides a panoramic
view of Carmel Bay and the beach below (see photo 1 of Exhibit D).

In terms of the armoring, to the extent one can make such assertions regarding such unnatural structures, the
existing armoring in Carmel is widely recognized as some the most aesthetically pleasing in the State. The
seawalls here undulate with the natural curves of the bluffs and are faced with indigenous Carmel golden
granite overtopped with hardy cascading vegetation that help to soften the walls and provide a visual

trangition to the blufftop trail system above (see, for example, photos 3 and 4 of Exhibit D). The existing
revetments are unique in that the City has an active management system in place to camouflage the piles of
rock by covering the base of such revetments with sand and the upper portion with a soil and vegetation
cap that is, again, integrated with the upper blufftop plantings. Although winter storm events and scour can
remove such camouflage during peak events, the City regularly re-camouflages the revetments (see photo
example in Exhibit E). During most active beach use periods, the revetments appear as natural back-beach
bluff dune dopes. The effect of the City’s efforts is that the armoring generaly melds with, and in fact
helps to define, the Carmel Beach aesthetic and character. Although not always readily apparent at first
glance, amost the entire shoreline along the southern end of Carmel Beach (i.e., south of Ocean Avenue)
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is currently armored (see Exhibit B).

It is within this context that the current proposal is before the Commission. See Exhibit F for the
Applicant’s most recent project submittal that describes the proposed project and the Carmel Beach
recreational experience from the City’ s perspective.

D. Project Description
The Applicant proposes six separate individual project components as follows (see aso proposed project
plansin Exhibit C, and photos of the six individual sitesin Exhibit D):

Site 1

Approximately 200 to 225 tons of golden granite rock would be placed in a roughly 20 foot gap located
between the 10" Avenue stairway and seawall (to the north) and an existing revetment extending to the
south. This gap was meant to be filled as part of the larger revetment approved in 1983 at this location
(CDP 3-83-217-A1l), but, for whatever reason, the revetment was not extended to the stairway. This repair
would address problems from end-scour and swirling eddies during storm events in the 20 foot missing
segment of rock, and would complete the structure authorized in 1983. The revetment would be keyed into
the underlying bedrock for structural stability. Asis done for the existing adjacent revetment, the new rock
would be camouflaged (i.e., covered with sand at its base and landscaped at its top) consistent with the
previously approved planting plan (CDP 3-83-217-A2).

Site 2

Approximately 120 to 180 tons of golden granite rock would be placed at the base of a currently
undermined existing golden-granite faced seawall perched atop the sandstone just north of the 13" Avenue
stairway. The rock would again be keyed into the underlying bedrock for structural stability and would
extend roughly 60 linear feet between a natural notch in the sandstone below the existing wall. The rock
would be placed below the summer sand level and is designed to address ongoing scour that has
undermined the existing wall. The rip-rap repair would act as the footing for the existing wall where
erosive scour has removed the sandstone previoudly supporting this wall segment. Rip-rap was chosen for
this repair location because of the scoured configuration of the underlying sandstone (the existing notch) as
well to help diffuse wave energy that would otherwise be focused into the walled cove at this location
during times of heavy storm scour when the rock would be exposed.

Site 3

A roughly 25 linear foot extension would be added to the existing golden-granite faced seawall just south
of the 13" Avenue stairway. The wall extension would match the existing wall, would be notched into the
downcoast bluff, and is designed to repair and augment the failed end of the existing wall and to protect
against additional end scour from storm events.

Site 4
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A roughly 50 foot linear extension would be added to the existing golden-granite faced retaining wall at
Frank Lloyd Point near Santa Lucia Avenue. Directly inland at this location is the only public restroom
facility currently serving the southern portion of Carmel Beach (there is another public restroom at the
base of Ocean Avenue to the north). The bluff recently eroded away part of the recreationa path, taking
with it the benches and guardrails previously present here. The existing retaining wall and the repair
extension proposed here is located on a sandstone outcrop above the summer sand levels.

Sites 5 & 6

Two gaps in the existing golden-granite faced seawall, roughly 40 linear feet each, would be closed by
adding additional like sections of wall. These sections will replace the existing non-engineered rock
revetments at these locations, which will be removed.

Proposed project is fundamentally a repair project

In general, the project proposes a series of repairs and augmentations to the existing armoring present at
these six locations below Scenic Road. In the case of Site 1, the revetment was meant to be extended
originaly into this area based on the Commission’s 1983 coastal permit, and the existing request is
arguably covered by this previous action. For Site 2, the existing seawall footing needs to be repaired or
the wall will soon be completely undermined and fail altogether. At Site 3, the end of the existing wall has
dready falled and the repair extension would correct this faillure consistent with the existing bluff
topography. At Site 4, the proposed wall is an upper bluff retaining wall repair and extension designed
more to stabilize the upper bluff than to withstand the impact of direct wave attack. Sites 5 and 6 propose
the removal of the existing unengineered revetments at two locations with replacement by wall sections
that fill two gapsin the existing wall where failure and end effects are taking place currently.

E. Standard of Review

The entire City of Carmel falls within the coastal zone, but the City does not have a certified Local
Coastal Program (LCP).! The Commission long ago granted to the City a broad categorical exclusion (E-
77-13) which, among other things, exempts most residential development from coasta permitting
requirements. However, development along the Scenic Road shoreline and on the beach is not excluded by
the order. Asaresult, the standard of review for the proposed development is the Coastal Act.

5.Coastal Development Permit Determination

A. Geologic Conditions and Hazards
Coastal Act Section 30235 addresses the use of shoreline protective devices:

Section 30235. Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining

! See aso the LCP Planning Process section of this report.
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walls, and other such construction that alters natural shoreline processes shall be permitted
when required to serve coastal-dependent uses or to protect existing structures or public
beaches in danger from erosion, and when designed to eliminate or mitigate adverse impacts on
local shoreline sand supply. Existing marine structures causing water stagnation contributing
to pollution problems and fish kills should be phased out or upgraded where feasible.

Coastal Act Section 30253 addresses the need to ensure long-term structural integrity, minimize future
risk, and avoid additional, more substantial protective measures in the future. Section 30253 provides, in
applicable part:

Section 30253. New development shall:
(2) Minimize risksto life and property in areas of high geologic, flood, and fire hazard.

(2) Assure stability and structural integrity, and neither create nor contribute significantly to
erosion, geologic instability, or destruction of the site or surrounding area or in any way
reguire the construction of protective devices that would substantially alter natural landforms
along bluffs and cliffs.

Coastal Act Section 30235 acknowledges that seawalls, revetments, cliff retaining walls, groins and other
such structural or “hard” methods designed to forestall erosion also alter natural shoreline processes.
Accordingly, with the exception of new coastal-dependent uses, Section 30235 limits the construction of
shoreline protective works to those required to protect existing structures or public beaches in danger
from erosion. The Coastal Act provides these limitations because shoreline structures have a variety of
negative impacts on coastal resources including adverse affects on sand supply, public access, coastal
views, natura landforms, and overall shoreline beach dynamics on and off site, ultimately resulting in the
loss of beach.

Under Coastal Act Section 30235, new shoreline structures may be approved if: (1) there is an existing
structure in danger from erosion; (2) shoreline atering construction is required to protect the existing
threatened structure; and (3) the required protection is designed to eliminate or mitigate the adverse
impacts on shoreline sand supply. Repair of existing seawalls can be either exempt from permit
requirements or required to obtain a permit depending on the nature of the repair (Title 14 CCR, Section
13252(a)).

1. Existing Structure to be Protected

As described earlier, the project is primarily a repair project designed protect the structura integrity of
the previoudy permitted armoring structures originally designed to protect Scenic Road and the
recreational trail system on the bluff above Carmel Beach. Almost all of the bluffs below Scenic Road are
currently so armored (see Exhibit B). As such, the Commission has previously recognized the inland
structures here as existing development for which shoreline armoring was appropriate under Section
30235. There are basically two types of structures for which armoring is being considered here: (1) the
previously permitted armoring structures that are in need of maintenance and repair; and (2) the inland
public access structures protected by these sections of armor. As described in the project description
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section of this report, the public access facilities at this location are resources of tremendous local and
statewide value.

2. Danger from Erosion

The City’s consulting engineering geologist, Rogers Johnson, has been studying the oceanographic and
geologic conditions at Carmel Beach for many years.? Evidence in the file shows that the bluffs at Carmel
Beach have been actively eroding for as long as records have been kept. From historic records® and
thorough field investigation, Mr. Johnson concluded that, while highly variable, average long-term erosion
rates along Carmel Beach (taking into account steady erosion as well as severe episodic events) range
from 0.7 to 2.35 feet per year.* Erosion has more recently been slowed as the bluffs have now made their
way back to Scenic Road and the recreational trail in most cases and have been armored.” In fact, until the
1982-83 El Nifio storms, there was roughly 30 feet of additional bluff area present in the general vicinity
of the proposed project; the winter storm episodes of 1982-83 removed this bluff area.

Bluff retreat rates can be notorioudly difficult to accurately predict, although an increased understanding of
coastal processes is improving the reliability of estimates. In this case, the