MONTEREY COUNTY

PLANNING AND BUILDING INSPECTION DEPARTMENT
COASTAL OFFICE, 2620 15" AVENUE, MARINA, CA 93933
(831) 883-7500, main line / (831) 384-3261, facsimile

SCOTT HENNESSY, DIRECTOR

MONTEREY COUNTY ZONING ADMINISTRATOR

Mesting: April 24, 2003, 11:00 AM Agendaltem 8

Project Description: Combined Development Permit consisting of a Coastal
Development Permit for development within 100 feet of environmentally sensitive
habitat (indigenous Monterey cypress habitat); and a Coastal Administrative Permit to
allow 2,422 sq. ft. of additions to the basement, main floor, and second floor of an
existing 7,581 sg. ft. two-story single family dwelling; and Design Approval.

Project Location: The property islocated at 3196 Seventeen Mile Drive, Pebble Beach
(Assessor's Parcel Number 008-491-010-000).

Plan Area. Del Monte Forest (Coastal Zone) Flagged & Staked: Yes

Zoning Designation: LDR/2-D (CZ); Low Density Residential, 1 unit/2 acres, Design
Control District, Coastal Zone.

CEQA Action: Initial Environmental Review, Mitigated Negative Declaration, and
Mitigation Monitoring and Reporting Program

Date application deemed complete: February 28, 2003

Department: Planning and Building Inspection

STAFF RECOMMENDATION

1) Adopt the Mitigated Negative Declaration and Mitigation Monitoring and
Reporting Program (Exhibits “F” & “G”); and

2) Approve the Combined Development Permit based on the recommended Findings
and Evidence (Exhibit “C”) and subject to the recommended Conditions of
Approval (Exhibit “D”).

OTHER AGENCY INVOLVEMENT

Water Resources Agency (WRA)

Environmental Health Division(EHD)

Public Works Department (PWD)

Pebble Beach Community Services District (PBCSD)
Parks & Recreation Department (PRD)

ANENENENEN

All have reviewed and recommended conditions (conditions attached) where applicable.

The Del Monte Forest Land Use Advisory Committee voted 5 to 0 to recommend
approval of the project (with two members absent). (Exhibit “E”)

Note: This project is appealable to the Board of Supervisors and the California Coastal Commission




Timothy Johnston, Associate Planner
(831) 883 — 7558
johnstont@co.monterey.ca.us

cc: Coastd Commission; Zoning Administrator; County Counsel; Health
Department; Public Works; Pebble Beach CSD; Monterey County Water
Resources Agency; Jeff Main; Applicant/Representative; Owners

Attachments: Exhibit “A” Project Data Sheet
Exhibit “B” Overview of Proposed Action
Exhibit “C” Recommended Findings and Evidence
Exhibit “D” Recommended Conditions of Approval
Exhibit “E’ Land Use Advisory Committee Recommendation
Exhibit “F’ Initial Study and Mitigated Negative Declaration
Exhibit “G” Mitigation Monitoring and Reporting Program
Exhibit “H” Vicinity Map
Exhibit “1” Project Plans

This report was reviewed by Jeff Main, Planning & Building Services Manager



EXHIBIT “B”
OVERVIEW OF PROPOSED ACTION

Project Description

The project proposes structural additions to an existing single-family dwelling. As a
result, the building coverage would increase by 1,033 sg. ft., from 4,000 to 5,033 sg. ft.,
or to about 5% total of the lot area. The gross floor area would increase by 2,422, from
7,581 to 10,003 sq. ft., representing a total floor area ratio of less than 10%. The first-
floor additions total 1,033 sg. ft. and the second story additions total 1,389 sg. ft.

Included in the totals above are 195 5. ft. of second-story additions to floor area that are
being processed separately under a Design Approval Request (DA030044). They seek to
enclose existing second-story deck areas only (i.e., no increase in structural footprint).

Project Location and Surrounding Land Uses

The site is located in the Pebble Beach residential community within the Del Monte
Forest area, and is surrounded by other single-family dwellings. The area is zoned for
low density residential uses.

Environmental Setting

The project site lies in an area of indigenous Monterey cypress forest habitat within the
Del Monte Forest. The parcel borders on Seventeen Mile Drive to the east and the ocean
to the west, lying just north of Sunset Point, between Cypress Point (to the north) and
Pescadero Point (to the south) on the Monterey Peninsula. This area represents one of
only two remaining habitat areas where the Monterey cypress (Cupressus macrocarpa)
naturally occurs. The other areais at Point Lobos on the southern end of the Carmel Bay.

Monterey cypress trees in this area are considered a sensitive environmental resource by
the Monterey County Local Coastal Plan. As a result, the County’s Coasta
Implementation Plan contains special regulations to specifically protect Monterey cypress
trees in this area from significant impacts. Due to the project’s close proximity to
Monterey cypress trees, there is a potential for impacts to these protected trees.

Project Related I ssues

CEQA Review - Pursuant to Section 15300.2(c) of the CEQA guidelines, the proposed
project could not be found to be categorically exempt because of a reasonable possibility
that the project would have a significant effect on the environment due to unusual
circumstances related to the site disturbance within the root zones of indigenous
Monterey cypress habitat. Therefore, an Initiadl Study was prepared for the project
pursuant to CEQA Guidelines Section 15378(a) and Public Resources Code Section
21065. A Mitigated Negative Declaration wes filed and circulated for public review on
March 17, 2003.

Potentially significant environmental impacts from the overall project (relating to
biological resources, cultural resources, and noise) were identified in the Initial Study. It
was found that all potential impacts can be reduced to a level of insignificance with the



implementation of mitigation measures and monitoring actions. No additional potential
impacts were identified. The identified potential significant impacts can be summarized
asfollows:

(a) Biological Resources. The project site contains a grove of Monterey cypress trees
and lies within a larger area of indigenous Monterey cypress habitat in the Del Monte
Forest. The proposed structural additions to the existing single-family dwelling
would impact the root zones of at least 9 adjacent Monterey cypress trees. At least 5
of these 9 trees (and others) have already had their roots impacted by the construction
of the existing onsite development. Total OTPZ* impacts from the proposed project
to Monterey cypress trees adjacent to the project area would range from between>1%
to ~25% for at least 9 trees. Conditions 18, 19, and 20 are recommended in order to
mitigate potential impacts to protected cypress trees to less-than-significant levels
(Exhlblts “D” & “F"):

Condition 18 (Mitigation Measure 1) requires specific protection measures that
must be employed to minimize constructionrelated impacts to Monterey cypress
trees adjacent to the project area;

Condition 19 (MM 2 ensures the elimination and ongoing control of invasive
and/or exotic plants onsite; and,

Condition 20 (MM 3 is required to avoid the summer watering of Monterey
cypress trees onsite, pursuant to the requirements of the Regulations for
Development in the Del Monte Forest Land Use Plan (Section 20.147.040.C.1.e).

(b) Cultural Resources. A positive archaeological site has been identified onsite and
placed within in a protective easement. Due to the high potential for archaeological
resources to be uncovered during construction in this area, an archaeological monitor
will be required onsite during construction, as described in Condition 21 (Exhibits
“D” & “F).

(©) Noise: Short-term noise impacts would occur during construction activities which
include operation of graders, backhoes, caterpillars and trucks. In order to control
noise levels, construction activities shall be restricted to weekdays between 7:00 AM
and 6:00 PM, as described in Condition 22 (Exhibits “D” & “F).

Comment Received on Environmental Review — The Initial Sudy was circulated for
public review from March 17" through April 16™, 2003. No comments were received on
the Initial Study.

Revisions Made to Environmental Documents — Some minor revisions were made to
Mitigation Measures 1, 2, & 3 since the Initial Study and Mitigated Negative Declaration
were circulated. Changes were made in order to clarify the instructions for the mitigation
and monitoring actions.

1 Optimal Tree-root Preservation Zone (OTPZ); for this project, the OTPZ has been defined as the area
encompassed by aradius of 1.5 feet for every inch of tree diameter around each Monterey cypresstree
adjacent to the project area (Exhibits“F” & “1").



Conclusion

Potential impacts to indigenous Monterey cypress trees, archaeologica resources, and
residential noise levels have been identified through the preparation of an Initial Study
pursuant to CEQA requirements Exhibit “F’). Mitigation measures and monitoring
actions have been designed that will maintain potential impacts at less-than-significant
levels (Exhibit “G”). Therefore, Staff recommends adoption of the environmental
documents and approva of the proposed Combined Development Permit, based on the
recommended Findings and Evidence (Exhibit “C”) and subject to the recommended
Conditions of Approval (Exhibit “D”). No unresolved issues remain for this project.



EXHIBIT “C”
RECOMMENDED FINDINGS AND EVIDENCE

1. FINDING: CONSISTENCY - The Project, as conditioned is consistent with
applicable plans and policies, Del Monte Forest Land Use Plan, Coastal
Implementation Plan (Part 5), Part 6 of the Coastal |mplementation Plan,
and the Monterey County Zoning Ordinance (Title 20) which allows for
residential development in this area.  The property is located at 3196
Seventeen Mile Drive, Pebble Beach (Assessor's Parcel Number 008-
491-010-000), in the Del Monte Forest area of the Coastal Zone. The
parcel is zoned “LDR/2-D (CZ),” i.e., Low Density Residential, 1 unit/2
acres, Design Review District, Coastal Zone.

EVIDENCE: (a) PBI Staff have reviewed the project as contained in the application
and accompanying materials for consistency with the Del Monte
Forest Land Use Plan, Coastal Implementation Plan (Part 5), and
Part 6 of the Coastal Implementation Plan. PBI Staff have reviewed
the project as contained in the application and accompanying
materials for conformity with the Monterey County Zoning
Ordinance (Title 20) and have determined that the project, as
conditioned and mitigated, is consistent with the Del Monte Forest
Land Use Plan which designates this area as appropriate for
residential development. Staff notes are provided in Project File
PLNO010326.

(b) Development is proposed within 100 feet of environmentally
sensitive habitat, including within portions of the driplines of at least

9 Monterey cypress trees in their remaining indigenous habitat. An

Initial Study, Mitigated Negative Declaration, and Mitigation

Monitoring and Reporting Program have been prepared (see CEQA

Finding & Evidence). Staff concludes that all potential project

impacts can be mitigated and the project, as mitigated, will not

further degrade the cypress tree habitat consistent with the
requirements of Policy 21 of the DMF LUP, and Section
20.147.040.C.1.e of the Regulations for Development in the Del

Monte Forest Land Use Plan, relating to the protection of this

environmentally sensitive coastal resource. Conditiors 18, 19, and

20 are required in order to mitigate potential impacts to protected

cypress trees to less-thansignificant levels (Exhibits “D” & “F):

- Condition 18 (Mitigation Measure 1) prescribes specific protection
measures that must be employed to minimize constructionrelated
impacts to Monterey cypress trees adjacent to the project areg;

- Condition 19 (MM 2) ensures the elimination and ongoing control
of invasive and/or exotic plants onsite; and,

- Condition 20 (MM 3) is required to avoid the summer watering of
Monterey cypress trees onsite, pursuant to the requirements of the
Regulations for Development in the Del Monte Forest Land Use
Plan (Section 20.147.040.C.1.e).



(c¢) Project planner conducted an ontsite inspection on August 30, 2002
to verify that the project on the subject parcel conforms to the plans
listed above.

(d) The project, which is for additions to an existing single-family
residence, is an allowed use in accordance with Section 20.14.040.A
of Title 20.

() LAND USE ADVISORY COMMITTEE: The Del Monte Forest
Land Use Advisory Committee recommended approval of the
project by a vote of 5 to O (two members absent). LUAC meeting
minutes dated June 20, 2002 (Exhibit “E”).

(f) The application, plans, and support materials submitted by the
project applicant to the Monterey County Planning and Building
Inspection Department for the proposed development, found in
Project File PLN010326.

2. FINDING: NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the property, and al zoning violation abatement cost,
if any, have been paid.

EVIDENCE: Staff reviewed Monterey County Planning and Building Inspection
Department records and did not discover any violations that exist on
subject property.

3. FINDING: HEALTH AND SAFETY - The establishment, maintenance or
operation of the project applied for will not under the circumstances of
this particular case, be detrimental to the health, safety, peace, morals,
comfort, and general welfare of persons residing or working in the
neighborhood of such proposed use, or be detrimental or injuious to
property and improvements in the neighborhood or to the general
welfare of the County.

EVIDENCE: The project was reviewed by Planning and Building Inspection, Public
Works Department, Water Resources Agency, Environmental Health
Division, Parks Department and Pebble Beach Community Services
District. The respective departments and agencies have recommended
conditions, where appropriate, to ensure that the project will not have an
adverse effect on the hedth, safety, and welfare of persons either
residing or working in the neighborhood. The applicant has agreed to
these conditions as evidenced by the application and accompanying
materials and conditions (Exhibit “D”).

4. FINDING: SITESUITABILITY - Thediteis suitable for the use proposed.
EVIDENCE: (a) The project has been reviewed for suitability by Planning and
Building Inspection, Public Works Department, Water Resources
Agency, Environmental Health Division, Parks Department and



5. FINDING:

EVIDENCE:

6. FINDING:

EVIDENCE:

Pebble Beach Community Services District. Conditions
recommended have been incorporated (Exhibit “D”).

(b) The project isin seismic hazard zone “11” (i.e., low) as found in the
resource maps of the Del Monte Forest Land Use Plan.

(c) The project, as proposed and conditioned, is consistent with policies
of the Del Monte Forest Land Use Plan dealing with development in
archaeologically sensitive areas. As part of the origina permit
approva for the existing development, and as part of the current
project review, the following reports have been prepared and
submitted for review: Preliminary Archaeological Reconnaissance
of a Parcel on the 17 Mile Drive, Pebble Beach, Monterey County,
California, by Dr. Gary S. Breschini and Trudy Haversat of
Archaeological Consulting, April 19, 1982, Addendum to
Archaeological Report, by Dr. Gary S. Breschini of Archaeological
Consulting, May 26, 1987, and Addendum to Archaeological Report,
by Mary Doane of Archaeological Consulting, April 25, 2002. A
positive archaeological site was found on the subject property and an
easement was placed over this area as part of the original project
approval (see file PC06613). A building envelope was also
established. The current project is entirely within the existing
building envelope. Nevertheless, Condition number 21 has been
added to require that work be stopped in the event that any
archaeological resources are found on site.

(d) Staff conducted an onsite visit on August 30, 2002 to verify that the
Site is suitable for this use.

WATER PRORATIONING — Development of properties located within
the Monterey Peninsula Water Management Didtrict ("District") depends
in large part on the availability of water pursuant to an alotment system
established by the Didtrict based on a prorationing of the known water
supply for each of the jurisdictions served by the California-American
Water Service Company.

Staff report, oral testimony at the hearing; administrative record.

WATER ALLOTMENT - Based upon the Didtrict's water allotment
system, the County of Monterey ("County") has established a system of
priority distribution of water alocation for properties within its own
jurisdiction. Current information available to the County indicates that the
County's share of water under the District's allotment system, over which
the County has no control, has been exhausted to the point that the County
is unable to assure that property owners who do or have obtained
development permits for their properties will be able to proceed with their
development projects.

Staff report, oral testimony at the hearing; administrative record.



0.

7. FINDING:

EVIDENCE:

8. FINDING:

EVIDENCE:

FINDING:

WATER AVAILABILTY — In view of the preceding finding, and the
fact that the present application for a use permit otherwise meets all
County reguirements, the County approves the application subject to
determination by the Monterey County Water Resources Agency, in the
form of a water availability certification, that water is available for the
project and the applicant's being able to obtain a water use permit from the
Didtrict.

Staff report, oral testimony at the hearing; administrative record.

PUBLIC ACCESS - The project is in conformance with the public
access and public recreation policies of the Coastal Act and Loca
Coastal Program, and does not interfere with any form of historic public
use or trust rights (see 20.70.050.B.4). No access is required as part of
the project as no substantial adverse impact on access, either
individually or cumulatively, as described in Section 20.70.050.B.4.c of
the Monterey County Coasta Implementation Plan, can be
demonstrated.

(& The subject property is not described as an area where the Loca
Coastal Program requires access.

(b) The subject property is not indicated as part of any designated trails
or shoreline access as shown in Figure 16, he Shoreline Access
Map, of the Del Monte Forest Land Use Plan.

(c) No evidence or documentation has been submitted or found showing
the existence of historic public use or trust rights over this property.

(d) Materials cortained in Project File PLN010326

(e) Staff sitevisit on August 30, 2002

CEQA - The project will not have a sgnificant adverse impact on the
environment and a Negative Declaration has been adopted by the Zoning
Administrator. An initia study was prepared for the project and it was
determined that the project would have no significant impacts and a
Negative Declaration was filed with the County Clerk on March 14, 2003,
noticed for public review and circulated to the State Clearinghouse. The
Zoning Administrator considered public testimony and the initial study.

EVIDENCE: Initial Study and Negative Declaration contained in File No. PLN010326.

10. FINDING:

EVIDENCE:

(Exhibit “F’)

The project is appealable to the Board of Supervisors and the California
Coastal Commission.
Sections 20.86.070 and 20.86.080 of the Monterey County Coastal
Implementation Plan.



EXHIBIT “D”
RECOMMENDED CONDITIONS OF PROJECT APPROVAL

1. The subject Combined Development Permit grants a Coastal Development Permit for
development within 100 feet of environmentally sensitive habitat (indigenous
Monterey cypress habitat); and a Coastal Administrative Permit to alow 2,422 sq. ft.
of additions to the basement, main floor, and second floor of an existing 7,581 sq. ft.
two-story single family dwelling; and Design Approval. The project is in accordance
with County ordinances and land use regulations subject to the following terms and
conditions. Neither the uses nor the construction allowed by this permit shall commence
unless and until al of the conditions of this permit are met to the satisfaction of the
Director of Planning and Building Inspection. Any use or construction not in substantial
conformance with the terms and conditions of this permit is a violation of County
regulations and may result in modification or revocation of this permit and subsequent
lega action. No use or construction other than that specified by this permit is alowed
unless additional permits are approved by the appropriate authorities. (Planning and
Building Ingpection)

2. This permit shall expire two years from the date of adoption unless extended by the
Director of Planning and Building Inspection pursuant to Section 20.140.100 of the
Coastal Implementation Plan. (Planning and Building I nspection)

3. Noland clearing or grading shall occur on the subject parcel between October 15 and
April 15 unless authorized by the Director of Planning and Building Inspection.
(Planning and Building I nspection)

Prior to the | ssuance of Grading and Building Per mits:

4. The applicant shall record a notice which states: “A permit (Resolution ) was
approved by the Planning Commission for Assessor's Parcel Number 008-491-010-
000 on 2003. The permit was granted subject to 22 conditions of approval, which run
with the land. A copy of the permit is on file with the Monterey County Planning and
Building Inspection Department.” Proof of recordation of this notice shal be
furnished to the Director of Planning and Building Inspection prior to issuance of
building permits or commencement of the use. (Planning and Building I nspection)

5. All exterior lighting shal be unobtrusve, compatible with the loca area, and
congtructed or located so that only the intended area is illuminated and off-Site glare is
fully controlled. The applicant shall submit 3 copies of an exterior lighting plan which
shall indicate the location, type, and wattage of al light fixtures and include catalog
sheets for each fixture. The exterior lighting plan shall be subject to approva by the
Director of Planning and Building Inspection, prior to the issuance of building permits.
(Planning and Building Inspection Department)

6. Pursuant to the State Public Resources Code, State Fish and Game Code, and California
Code of Regulations, the applicant shall pay a fee to be collected by the County of



Monterey in the amount of $1,275. This fee shal be paid on or before the filing of the
Notice of Determination. Proof of payment shal be furnished by the agpplicant to the
Director of Planning and Building Inspection prior to the recordation of the tentative
map, the commencement of the use, or the issuance of building and/or grading permits,
whichever occurs first. The project shall not be operative, vested or fina until the filing
feesarepaid. (Planning and Building I nspection Department)

7. Prior to issuance of a building or grading permit, the applicant shal enter into an
agreement with the County to implemert a Mitigation Monitoring and Reporting
Program in accordance with Section 21.08.6 of the California Public Resources Code
and Section 15097 of Title 14, Chapter 3 of the Cdifornia Code of Regulations.
Compliance with the fee schedule for Mitigation Monitoring, as adopted by the Board of
Supervisors and in effect at the time the permit is approved, is required. The appropriate
fees shal be paid to the County of Monterey Planning and Building Inspection
Department at the time the property owner submits the signed Mitigation Monitoring
and Reporting Programagreement. (Planning and Building I nspection Department)

8. Prior to issuance of any grading or building permits, a drainage plan shall be prepared
by a registered civil engineer or architect addressing onsite impacts, to include
dispersal of impervious surface stormwater runoff onto a non-erodible surface below
the bluff. Necessary improvemerts shall be constructed in accordance with approved
plans. (Water Resour ce Agency)

9. Prior to issuance of a building permit, the applicant shall obtain from the Monterey
County Water Resources Agency (MCWRA), proof of water availability on the
property, in the form of an approved Water Release Form. (Water Resource

Agency)

10. All buildings shal have a permanently posted address, which shall be placed at each
driveway entrance and visible from both directions of travel along theroad. In all cases,
the address shall be posted at the beginning of construction and shall be maintained
thereafter, and the address shall be visible and legible from the road on which the
addressislocated. (Pebble Beach Community Services District)

11. The building(s) shall be fully protected with an automatic alarm system(s). The
following notation is reguired on the plans when a building permit is applied for:

“The building(s) shall be fully protected with an approved central station,
proprietary station, or remote station automatic fire alarm system as defined by
National Fire Protection Association Standard 72 - 1996 Edition. Plans and
specifications for the fire alarm system must be submitted and approved by the
enforcing jurisdiction prior to requesting a framing inspection. All fire alarm
system inspections and acceptance testing shall be in accordance with Chapter 7
of NFPA 72—-1996.” (Pebble Beach Community Services District)

Prior to Final Building I nspection/Occupancy:




12.

13.

14.

15.

16.

The applicant shall comply with Ordinance No. 3932 of the Monterey County Water
Resources Agency pertaining to mandatory water conservation regulations. The
regulations for new construction require, but are not limited to:

a. All toilets shall be ultralow flush toilets with a maximum tank size or flush
capacity of 1.6 gallons, all shower heads shall have a maximum flow capacity of
2.5 gallons per minute, and all hot water faucets that have more than ten feet of
pipe between the faucet and the hot water heater serving such faucet shal be
equipped with a hot water recirculating system.

b. Landscape plans shall apply xeriscape principles, including such techniques and
materials as native or low water use plants and low precipitation sprinkler heads,
bubblers, drip irrigation systems and timing devices. (Water Resour ces Agency
& Planning and Building I nspection)

The site shall be landscaped. At least three weeks prior to occupancy, three copies of a
landscaping plan shall be submitted to the Director of Planning and Building Inspection
for approval. The project will be subject to a landscape plan review fee which shall be
pad at the time of landscape plan submittal. The landscaping plan shal be in sufficient
detail to identify the location, species, and size of the proposed landscaping materials
and shall be accompanied by a nursery or contractor's estimate of the cost of installation
of the plan. Before occupancy, landscaping shal be either ingtaled or a certificate of
deposit or other form of surety made payable to Monterey County for that cost estimate
shall be submitted to the Monterey County Planning and Building Inspection
Department. (Planning and Building Inspection Department)

Unobstructed vertical clearance shall not be less than 15 feet for al access roads.
(Pebble Beach Community Services District)

Size of letters, numbers and symbols for addresses shal be a minimum of 3-inch letter
height, 3/8-inch stroke, contrasting with the background color of the sign. (Pebble
Beach Community Services District)

Where gates are to be locked, the Reviewing Authority having jurisdiction may require
installation of a key box or other acceptable means to immediate access for emergency
equipment. (Pebble Beach Community Services District)

Continuous Permit Conditions:

17.

All landscaped areas and/or fences shall be continuously maintained by the property
owner and al plant material shall be continuoudy maintained in a litter-free, weed-
free, healthy, growing condition. (Planning and Building I nspection)

Mitigations M easur es and M onitoring Actions as Conditions of Approval:

18.

Mitigation Measure 1 — In order to ensure the short-term and long-term protection of
Monterey cypress trees onsite:



. No Monterey cypress or pine trees shall be removed for construction of proposed
improvements. Improvements shall be designed and sited to avoid tree removal.

. Prior to the issuance of grading and/or building permits, temporary fencing shall
be installed along the construction zone boundary and/or scenic and conservation
easement area boundary, as determined appropriate by a qualified arborist. Soil
compaction, parking of vehicles or heavy equipment, stockpiling of construction
materials, and/or dumping of materials should not be allowed within the protected
zone. The fencing shall remain in place during the entire construction period.

. Prior to theissuance of grading and/or building permits trees located adjacent to
the construction area shall be protected from damage by construction equipment
through wrapping of trunks with protective materials, under direction from a
qualified arborist. Photos of the tree wrapping shall be submitted for approval by
the Director prior to issuance of permits.

. Any tree trimming required to facilitate construction activities shall be preformed
by aqualified arborist and shall be minimized to the maximum extent possible.

. During grading and excavation activities, all work that is expected to encounter
tree roots shall be monitored by a qualified arborist to ensure against drilling or
cutting into or through major roots.

. Any trenching, grading or any other digging or soil removal under the root spread
of trees shall be done manually, digging a trench and cutting exposed roots with a
saw, vibrating knife, rock saw, narrow trencher with sharp blades, or other root-
pruning equipment approved by a qualified arborist, in order to prevent the
unnecessary fracture of major roots. Any footings required should be oriented to
avoid major roots. The project architect and qualified arborist shall be on site
during excavation activities to direct any minor field adjustments that may be
needed. Roots greater than 3 inches in diameter shall not be cut. Before drilling
holes for foundation pilings, a test hole shall be initiated using a 3foot long
hydraulic root-feeding-needle under pressure to disclose the preserce of roots
before drilling with an auger. After determining suitable zones for boring, atwo-
man hand-held auger shall be used.

. Any roots damaged during grading or excavation shall be exposed to sound tissue
and cut cleanly with a saw under direction of a qualified arborist.

. Irrigation, fertilization and fungicide treatments prescribed in the 1987 Forest
Management Plan shall be implemented under supervision of a qualified arborist
for trees that have root spread affected by construction.

Following construction and for a period of not less than five (5) years, trees
whose optimal tree root preservation zone (OTPZ) has been affected by the
proposed improvements shall be monitored annually by a qualified arborist. 1If
any noticeable decline in health is observed, additional Monterey cypress trees
shall be planted onsite. Potentia planting area exists on the site to the north of the
existing residence. If a qualified arborist determines that additional planting are
necessary and appropriate because of an observed decline the health of Monterey
cypress trees adjacent to the residence, replanting specifications shall be
developed by a qualified arborist, including but not limited to the following
guidelines:



19.

a. For any tree found to be in decline, two 1-galon replacement Monterey
cypress trees shall be planted.

b. Replacement trees shall be sited in a location that receives several hours of
full sunlight per day.

c. The replacement trees may be obtained from seedlings already growing in
below-optimal areas on the project site, or may be propagated from seed
collected from the site. In the later case, the seed should be collected if and
when any tree is found to be in decline, and should be planted when the
seedling has grown to an appropriate size for transplanting. Any seedlings
should be watered once per week for the first month, then once per month for
the first year, and then once every three months for the next two years.
Following this period, supplemental irrigation is not required.

Monitoring Action 1 — Prior to issuance of grading or building permits, the applicant
shall submit a contract with a qualified arborist to the Director of PBID for approval.
The contract shall outline the supervisorial and monitoring responsibilities of the
arborist for at least 5 years, as prescribed by Mitigation Measure 1, above; to include
photographic documentation of the tree protection measures required by incises C &
F, above. A copy of the arborist’s professional credentials shall be referenced by, and
attached to, the contract. Pursuant to incise I, above, the qualified arborist shall
submit an annual monitoring report, subject to the Director’s approval, to the PBID
for five (5) years following construction. The project planner shall conduct site visits
during construction to inspect the implementation of Mitigation Measure 1in the
field, especially during the manual excavation required pursuant to incise F, above.
The applicant shall contact the project planner at least two weeks prior to excavation
to provide the PBID with an estimated construction schedule. At least one 24-hour
working day prior to the initial excavation, the applicant shall contact the project
planner so that PBID Staff may be present onsite at the start of excavation, and
thereafter as necessary.

Mitigation Measure 2 — In order to eliminate and control invasive and/or exotic
plants onsite, a program shall be developed for removing, controlling, and preventing
the introduction of invasive exotic plants as they appear on the property, such as
Iceplant, French Bloom, Cape Ivy, Pampas Grass, Kikuyu Grass, Acacias, etc. Any
areas disturbed by construction shall be revegetated with native vegetation associated
with the Monterey cypress understory, as appropriate. Immediate eradication efforts
shall be directed at the iceplant growing onsite, and shall be accomplished by manual
application of the water-soluble, non-persistent herbicide “Roundup.” The operator
shall be careful not to spray the native plants. Best results are achieved when the
plant is actively growing, usually during the spring or summer. Spraying shall be
conducted only when the wind velocity is less than 5 mph and when no rain is
anticipated within 24 hours. At least one follow-up application shall be applied to
ensure a completekill.

Monitoring Action 2 — Prior issuance of grading and/or building permits the
applicant shall submit a weed-control program approved by a qualified biologist. The
weed control program shall be subject to the approval of the Director prior to issuance
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of grading and/or building permits The qualified biologist shall conduct site
inspections annually for at least three consecutive years to verify that the weed
control program is being implemented and that invasive exotic weedy plans are
eradicated from the site. Said verification shall be submitted annually to, and
approved by, the Director of Planning and Building Inspection.  Successful
compliance with Mitigation Measure 2 shall be based on three (3) consecutive years
of the verified eradication of invasive exotic plant species throughout the subject
parcel, plus inspections once again at 5 years and 10 years, starting after three (3)
consecutive years of verified successful compliance. If ongoing successful
eradication cannot be verified at the fifth- or tenth-year inspections, the inspection
process shall start over again in the manner described above, including the fifth- and
tenth-year subsequent inspections and success criteria, until such time that complete
eradication can be successfully verified at the end of the tenth year inspectionstarting
from the end of three (3) consecutive years of verified eradication of invasive and/or
exotic plant species throughout the subject parcel. The monitoring and reporting
required for Mitigation Measure 3, as described below, shall be performed and made
together with the monitoring and reporting required for Mitigation Measure 2.

Mitigation Measure 3 — In order to avoid the summer watering of Monterey cypress
trees onsite as required by Section 20.147.040.C.1.e of the Regulations for
Development in the Del Monte Forest Land Use Plan, all existing turf within the
understory of any Monterey cypress trees, and all ornamental landscaping plants
within the understory of any Monterey cypress trees that cannot subsist without
summer irrigation, shall be replaced by naive vegetation associated with the
Monterey cypress understory, or other acceptable norrinvasive drought-tolerant
plarts. All landscaping shall apply xeriscape principles, including such techniques
and materials as native or low water use plants and low precipitation sprinkler heads,
bubblers, drip irrigation systems and timing devices. Together with the monitoring
required for the elimination and control invasive exotic plants onsite by Mitigation
Measure 2 (above), the qualified biologist shall also note in the inspection reports the
health and success of the areas revegetated in accordance with the approved
landscaping/revegetation plan (as required below). The applicant or future owners
shall make every effort to successfully address the issues raised in the approved
inspection reports from the landscape biologist.

Monitoring Action 3 — Prior to final inspection/occupancy, the applicant shall submit
a landscaping/revegetation plan approved by a qualified biologist that addresses areas
impacted by construction and the elimination and control of invasive exotic plants
onsite, as required by Mitigation Measure 2, and that also addresses the requirements
of Mitigation Measure 3 The landscaping/revegetation plan shall be subject to the
approval of the Director of PBID prior to the granting of final occupancy.

Mitigation Measure 4 — In order to prevent against impacts to cultural or
archaeological resources a qualified archaeological monitor (i.e., an archaeologist
registered with the Society of Professional Archaeologists) shall be present during all
construction activities that involve soil disturbance, such as foundation excavation,
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etc. If human remains or other cultura features are discovered, work shall be halted
within 50 meters (164 feet) of the find by the individual in charge of the construction
activities at the time of the discovery, and the Monterey County Planning & Building
Inspection Department (PBID) shall be notified of the discovery immediately by the
archaeological monitor. Work shall remain hated until the find can be can be
evaluated by the monitor and appropriate mitigation measures formulated, submitted
to and approved by the Director of PBID, and implemented. If only cultural soils are
discovered during construction, at least one radiocarbon date shall be obtained by the
monitor as mitigation for incidental impacts to the cultural resource and the findings
shall be reported to the Director of PBID by the archaeological monitor.

Monitoring Action 4 — Prior to issuance of grading or building permits, the applicant
shall submit a contract with a qualified archaeological monitor to the Director of
PBID for approva. The contract shall contain professionally acceptable
archaeological standards for investigation as established by the Society of
Professional Archaeologists, or other recognized professional standard; the source of
the standards employed shall be referenced, outlined, and included in the contract. A
copy of the archaeologist's professional credentials shall be referenced by, and
attached to, the contract.

Mitigation Measure 5 — In order to control noise levels in a residential area,
construction activities shall be restricted between the hours of 7:00 am. and 6:00
p.m., Monday through Friday.

Monitoring Action 5— Prior to the issuance of grading and building permits, the
project engineer/contractor shall submit a copy of the grading and building plans to
the Monterey County Planning and Building Inspection Department to verify that the
this language is included in the grading and building permits. The contractor shall
keep a daily log of start times and quitting times, which shall be included in the
monthly reports submitted to Monterey County Planning and Building Inspection
Department. Failure to submit a report with 5 working days of the end of each
monthly period shall cause all work to be stopped until the report is received and
accepted as adequate by the Director of Planning and Building Inspection
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