MONTEREY COUNTY

PLANNING & BUILDING INSPECTION DEPARTMENT
2620 1st AVENUE MARINA, CA 93933
(831) 883-7500 FAX: (831)384-3261

MONTEREY COUNTY ZONING ADMINISTRATOR

Meeting: April 24, 2003, 10:15a.m. Agenda ltem: 5

PLNO020354 Weiner Combined Development Permit consisting of a Coastal Adminidrative
Permit for the demoalition of an existing 1,900 sg. ft. two story residence and the construction of
a new two-story 2,200 sg. ft. angle family dweling with a 144 sg. ft. attached carport; and a
5,000 gdlon water tank; grading (280 cubic yards of cut and 20 cubic yards of fill); a Coasta
Development Permit for remova of a double trunk Cdifornia Bay Laurd; a Coastd
Development Permit for awaiver of the policy prohibiting development on dopes in excess of
30%; and Design Approval.

Project Location: Lot 17, Coastlands, Big Sur Area, Coastal Zone.

Assessor's Parcel Number 420-171-013-000.

Plan Area Big Sur (Coastd Zone) Flagged and staked: Yes
Zoning Designation: Rurd Dengty Residentid ~ RDR/40 (C2)

CEQA Action :  Categoricaly Exempt Per 15303 (a)

Department: Planning and Building Inspection

RECOMMENDATION: Saff recommends the following:
Approve described project based on Findings and Evidence ( Exhibit A) and subject to
proposed conditions (Exhibit B).

OVERVIEW OF PROPOSED ACTION:
The project is located in an established residentia area and proposes the demoalition of an
existing 1900 sg. ft. two story sngle family dwelling and the congtruction of a new 2200 0. ft.
snglefamily dweling. There are other sngle family dwellings near the proposed Site and these
dwelings are smilar to the proposed project. The project islocated on a 21, 815 . ft. lot and
has a proposed coverage of 12.8 percent.

Potential Project | ssues.
Tree Removal. Thetree proposed for remova isadouble trunk Cdifornia Bay Laurels
however the tree is infected with Sudden Oak Death (SOD) and is recommended for removal
per the Forester’s Memo dated January 29, 2003, located in the project file (PLN020354).
Cultural and Archeological Resour ces. The development site conssts primarily of disturbed
cut and fill as a result of previous congdruction activity. The Archeological Report completed by
Archaelogicd Consulting on October 22, 2003 dates that there are no identifigble
archaeologica resources located on the site. Additiondly, the Cdifornia Inventory of Higtoricdl
Resources, Cdifornia Higtoric Landmarks, and the Nationa Register of Historic places were
checked for listed cultura resources which might be present in the project area. None were
identified.




Soils and Geological Constraints. The mgority of the parcd has dopes greater than 30%.
The entire development Site congsts of disturbed cut and fill as aresult of previous congruction
adtivity. The actud dope underlying the proposed development ranges from 0% - 50%.
Approximately Y2 of the development would be on dopes between 30% and 50%.
Approximately %2 of the proposed development is located within the footprint of the existing
resdence; the other ¥z is located in areas of previoudy disturbed soil. Grading is minimd (280
cubic yards of cut and 20 cubic yards of fill). A geotechnica report was prepared by Grice
Engineering for the ste on March 26, 2001, and updated on November 4, 2002 to reflect the
current proposal. The updated report concludes that the dte is suitable for the proposed
development provided the recommendations are incorporated into the project design.

Access. Accessto the Steis existing and crosses an adjacent parcel which is under the same
ownership. A condition has been included which requires the property owner to dedicate an
easement for right-of-way purposes in the event either parcel is sold.

OTHER AGENCY INVOLVEMENT:

ANENENENEN

Water Resources Agency
Fire Divison (CDF)
Environmental Hedlth Divison
Public Works Department
Parks Department

All have reviewed and recommended conditions (conditions attached) where gpplicable. The Big Sur
Land Use Advisory Committee reviewed the project on December 10, 2002 and January 14, 2003 and
recommended unanimous gpproval (6 to 0) of the project.

Note: This project is gppedable to the Board of Supervisors and the Cdifornia Coastd Commission.

Michag McCormick, Assistant Planner
(831) 883- 7564 mccormickmb@co.monterey.ca.us
April 14, 2003

CC:

Coastal Commission; Zoning Administrator; Health Department; Public Works, Monterey County
Water Resources Agency; Ann Towner; Michael McCormick; Linda Rotharmel; Representative;
Owners

Attachments: Exhibit " A" Recommended Findings and Evidence
Exhibit "B" Recommended Conditions of Approval
Exhibit “C” Supplemental Application for 30% Slope Exception
Exhibit " D" Land Use Advisory Committee Recommendation
Exhibit "E' Project Plans
Exhibit " F" Vicinity Map
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This report was reviewed by Ann Towner, Planning and Building Services Manager
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1. FINDING:

EVIDENCE:

2. FINDING:

EVIDENCE:

3. FINDING:
EVIDENCE:
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EXHIBIT “A”
RECOMMENDED FINDINGSAND EVIDENCE

CONSISTENCY - The project, as conditioned, is consstent with the applicable

plans and policies of the Big Sur Land Use Plan and Coastdl Implementation Plan,

and the Monterey County Zoning Ordinance (Title 20) which designatesthis area as
gppropriate for resdentia development.

(&) PBI daff have reviewed the project as contained in the application and
accompanying materiads for conformity with the Monterey County Zoning
Ordinance (Title 20). Staff notes are provided in project file PLN020354.

(b) Project planner conducted an on-gte ingpection on August 27, 2002 and
December 10, 2002 to determine vishility from Highway 1 and to verify that
the project conforms to policies and regulations in the plans listed above. The
proposed project is not visble from Highway 1.

(c) The sngle family home is an dlowed use in accordance with Section 20.16 of
the Monterey County Zoning Ordinance.

(d) The parcd is zoned Rurd Density Resdentid, Coastd Zone (“RDR/40 (CZ)).”
The project is in compliance with Site Development Standards for a Rurd
Dendty Resdentid Didrict pursuant to Section 20.16 of the Monterey County
Zoning Ordinance.

() The Big Sur Land Use Advisory Committee recommended gpprova of the
project by avote of 6 to 0 January 14, 2003.

(f) The gpplication, plans, and support materids submitted by the project applicant
to the Monterey County Planning and Building Inspection Department for the
proposed development in project file PLN020354.

NO VIOLATIONS - The subject property is in compliance with dl rules and
regulations pertaining to zoning uses, subdivison and any other gpplicable provisons
of the County’s zoning adinance. No volaions exist on the property. Zning
violation abatement cogts, if any, have been paid.

Saff reviewed Monterey County Planning and Building Ingpection Department
records and has determined that no violations exist on subject property.

SITESUITABILITY - The steissuitable for the use proposed.

(8 The dte has been reviewed for suitability by Planning and Building Ingpection,
Public Works Department, Water Resources Agency, Environmenta Hedlth
Divison, Parks Department and CDF Fire Divison Conditions recommended
by those agencies have been incorporated.

(b) Staff conducted an on-dtevist on August 27, 2003 and December 10, 2003 to
veify that the Steis suitable for thisuse.

(c) Necessary public facilities are available and will be provided.

(d) A Determination of Initid Study is in project file PLN020354 concluded
that the project will not have any impacts.
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4. FINDING:
EVIDENCE:

5. FINDING:

EVIDENCE

6. FINDING:

EVIDENCE:

Weiner, PLN020354

(e) A Geotechnical report and verification letter have been prepared by consulting
geotechnicd engineers and geologists with recommended conditions and
modifications to provide additiona assurances for project safety. “Geotechnica
Investigation for Mr. and Mrs. Croninger” prepared by Grice Engineering and
Geology, Inc, Sdlinas, CA, dated March 26, 2001 and the letter from Grice
Engineering and Geology, Inc. to Mr. and Mrs. Weiner, dated November 4,
2002. Thereport and letter are in project file PLN020354.

(f) A Geologicd report has been prepared by conaulting geologists with
recommended conditions and modifications that provide additiona assurances
for project safety. “Geophysica and Geological Evauation at the Coastlands
Road Ste’ by Gasch and Associates, Inc.,, Rancho Cordova, CA, dated
March, 2001. The report isin project file PLN020354.

CEQA: - The project is exempt from environmentd review.

(8 CEQA Guidelines Section 15303(A) categoricaly exempts the construction of
agnglefamily dwdling in aresdentid area

(b) No potentid adverse environmentd effects were identified during saff review of
the development gpplication or during the dte vigts on August 27, 2002 and
December 10, 2002.

(c) A Deermindion of Initid Study is in project file PLN020354 concluded that
the project will not have any impacts.

(d) Preceding Findings and Evidence.

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, ether individudly or cumulatively, as described in Section 20.70.050.B.4.c

of the Monterey County Coastd Implementation Plan, can be demondtrated.

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

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

(c) Saf gtevigtson August 27, 2002 and December 10, 2002.

LANDSCAPING AND LIGHTING - The recommended conditions regarding
landscaping have been gpplied to diminate increased erosion.  The recommended
condition regarding lighting has been applied to ensure that the character of the
neighborhood is preserved, protected and enhanced.

Section 20.14.070, Subsections C, E and F of the adopted and certified

Monterey Coasta Implementation Plan and Policy 26.1.20 of the Monterey
County Genera Plan.
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7. FINDING: ARCHAEOLOGICAL RESOURCES - The project as proposed is consstent
with policies of the Big Sur Land Use Plan and Title 20 (Zoning Ordinance) deding
with development in archaeologicaly sendtive aress.

EVIDENCE: (@) A condition has been added to require that work be stopped in the event that
any archaeologica resources are found on Site.
(b) Archaeologicd report prepared by Archaeologica Consulting dated October
22, 2003 contained in the project file. The report states that there are no
identifiable archaeologica resources located on Site. A condition has been added to
require that work stop in the event that any archaeologica resources are found on
dte during congtruction

8. FINDING: SLOPE WAIVER - The proposed development on dopes 30 percent or more
better achieves the god's, policies and objectives of the Monterey County Loca
Coastal Program

EVIDENCE: (a) Theleast possible land disturbance is proposed since the mgority of the parcel
has dopes greater than 30%. The entire development Ste consists of disturbed cut
and fill asaresult of previous congruction activity. The actud dope underlying the
proposed development ranges from 0% - 50%. Approximatey Yz of the
development would be on dopes between 30% and 50%. Approximately ¥z of the
proposed devel opment is located within the footprint of the existing residence.
Grading isminima (280 cubic yards of cut and 20 cubic yards of fill).

(b) The proposed residence will be located so that the house does not protrude into
the setback on the north side of the property.

(c)The portion of the proposed residence on dopes 30% or more isthe minimum
amount necessay.

(d) The geotechnica report sates that the soils located on the steep dopes are
suitable for the proposed devel opment. Since access to the northerly portion of the
Ste was restricted, the geotechnica consultant requests access after demolition so
that additional recommendations may be incorporated in the project design, if
required. A permit condition has been added to reflect this recommendation

(e) Maeidsinfile and applicant’ s request for awaiver of the policy prohibiting
development on dopes greater than 30%.

(f) A driveway exists to provide accessto the resdence. By using the existing
driveway, additional development on dopes greater than 30% is not necessary.

(9) Preceding findings and evidence.
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9. FINDING:

EVIDENCE:

10. FINDING:

EVIDENCE:

11. FINDING:

EVIDENCE:
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TREE REMOVAL - The proposed project is consstent with policies of the Big
Sur Area Land Use Plan dedling with Forest Resource Development Standards. A
memo entitted “Forester’'s Assessment and Recommendation on Proposed
Condruction” by Stephen R. Staub on January 29, 2003. It is on file a the
Monterey County Planning & Building Inspection Department. The Forester states
that the remova of the tree would improve the overal hedth of forest resources by
removing a tree infected with Sudden Oak Death (SOD). The Forester's
recommendations are incorporated as conditions of approval.

(8 According to the memo, the remova d the double trunk Bay tree would not
impact forest resources and conditutes the minimum amount required in order to
congtruct the single family resdence.

(b) The application and dans submitted as well as correspondence, in project file
PLN020354 at the Monterey County Planning and Building Ingpection Department.

HEALTH AND SAFETY - The establishment, maintenance or operation of the
project applied for will not under the circumstances of this particular case, be
detrimentd to the hedth, safety, peace, mords, comfort, and generd welfare of
persons residing or working in the neighborhood of such proposed use, or be
detrimentd or injurious to property and improvements in the neighborhood or to the
generd wdfare of the County.

(& The project was reviewed by Planning and Building Ingpection, Public Works
Department, Water Resources Agency, Parks Department, Environmental Health
Divison, and Fire Divison. The respective depatments 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 testimony during the public hearing on April 24, 2003.

(b) Preceding Findings and Evidence.

APPEALABILITY - The project is agppedable to the Board of Supervisors and
Cdifornia Coastal Commission.

Sections 20.86.080.A.1 and 20.86.070 of the Monterey County Coasta
Implementation Plan (Part 1).
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1.

EXHIBIT " B"

RECOMMENDED CONDITIONS OF APPROVAL

The Weiner Combined Development Permit (PLN020354) consists of a Coastd Adminigrative
Permit for the demolition of an exiding two-story 1,900 sg. ft. resdence and the construction of a
new two-story 2,200 sg. ft. Sngle family dwdling with a 144 g. ft. attached carport; and a 5,000
gdlon water tank; grading (280 cubic yards of cut and 20 cubic yards of fill); a Coastd
Devedopment Permit for remova of a double trunk California Bay Laurel; a Coasta Development
Permit for awalver of the policy prohibiting development on dopes in excess of 30%; and Design
Approva. The property is located at Lot 17, Coastlands (Assessor's Parcel Number 420-171-
013-000), Big Sur Area, Coastd Zone. The proposed project is in accordance with County
ordinances and land use regulations, subject to the following terms and conditions. Neither the use
nor the congruction alowed by this permit shadl commence unless and until dl of the conditions of
this permit are met to the satisfaction of the Director of Planning and Building Ingpection. Any use or
congtruction not in subgtantial conformance with the terms and conditions of this permit isaviolation
of County regulatiions and may result in modification or revocation of this permit and subsequent
legd action. No use or congruction other than that specified by this permit is dlowed unless
additiond permits are approved by the appropriate authorities. (Planning and Building
| nspection)

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

2.

3.

4.

The gpplicant shdl record a notice which states: "A permit (Resolution #020354) was approved by
the Zoning Adminigrator for Assessor's Parcel Number 420-171-013-000 on April 24, 2003. The
permit was granted subject to 34 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)

All exterior lighting shal be unobtrusive, harmonious with the local area, and congtructed or located
s0 that only the intended area is illuminated and off-gte glare is fully controlled. The gpplicant shal
submit 3 copies of an exterior lighting plan which shdl indicate the location, type, and wattage of dl
light fixtures and include catalog sheets for each fixture. The exterior lighting plan shdl be subject to
goprova by the Director of Planning and Building Ingpection, prior to the issuance of building
permits. (Planning and Building I ngpection)

All cut and/or fill dopes exposed during the course of construction shal be covered, seeded with
native grasses or otherwise treated to control eroson subject to the gpprova of the Director of
Panning and Building Inspection. Erosion control notes shall be included on the building and grading
plans to ensure compliance with the requirements. (Planning and Building I ngpection)
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10.

All tree removad on the parcd must be in accordance with the “Forester's Assessment and
Recommendation on Proposed Condtruction” by Stephen R. Staub on January 29, 2003. Native
trees which are located close to the congtruction Site shdl be protected from inadvertent damage
from congtruction equipment by wrapping trunks with protective materids, avoiding fill of any type
agang the base of the trunks and avoiding an increase in soil depth & the feeding zone or drip line
of the retained trees. Prior to issuance of building permits, the gpplicant shdl €hedule a ste
ingpection with County g&ff or provide other documentation to verify said protection, which shal be
subject to the approva of the Director of Planning and Building Inspection. (Planning and
Building I nspection)

Prior to issuance of a permit (after demalition of the existing residence) the applicant shdl provide
evidence to the Director of Planning and Building Inspection that dl building and grading plans have
been reviewed by a qudified geotechnica consultant and that plans are consstent with the
Geotechnical Investigation prepared by Grice Engineering and Geology Inc., dated March 26, 2001
and updated in November of 2002. Additiond requirements may apply since access to the
northern portion of the site was originaly restricted. (Planning and Building I nspection)

The water tank shall be painted an earth tone color to blend into the area. The color of the water
tank is subject to the gpprova of the Director of Planning and Building Inspection prior to the
issuance of building permits. (Planning and Building I nspection)

Pogted addresses shdl be placed at each driveway entrance and visible from both directions of
travel aong the road. In al cases, the address shdl be posted at the beginning of construction and
shdl be maintained theresfter, and the address shdl be visible and legible from the road which the
addressislocated. (CDF Fire)

A drainage plan shdl be prepared by a registered civil engineer or architect to address on-gSte
impacts. Stormwater runoff from impervious surfaces shal be dispersed a multiple points, avay
from and below any septic leach fields, over the least steep available dopes, with erasion control at
outlets. (Water Resour ces Agency)

Prior to issuance of building permits submit a plan to the Division of Environmental Hedlth for review
and gpprovd from a registered civil engineer for the traffic reinforcement of the existing leach-fidd
located under the proposed driveway. (Environmental Health Division)

Prior to Final Building | nspection/Occupancy:

11.

12.

Proof that a recorded right-of-way easement to alow access to the proposed parking area for the
resdence shal be provided to te Director of Planning and Building Inspection. Said driveway
easement shal be located in the same location as the exidting driveway. (Planning and Building
| ngpection)

Aresas disturbed by construction shal be landscaped. No flammable vegetation isdlowed. At least
three weeks prior to occupancy, three copies of a landscaping plan shal be submitted to the
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13.

14.

15.

16.

17.

18.

19.

20.

21.

Director of Planning and Building Inspection for approvd. Fees shdl be pad a the time of
landscape plan submitta. The landscaping plan shdl be in sufficient detail to identify the location,
species, and Sze of the proposed landscaping materials and shal be accompanied by a nursery or
contractor's estimate of the cost of ingdlation of the plan. Before occupancy, landscaping shal be
ether ingdled or a certificate of depost or other form of surety made payable to Monterey County
for that cost estimate shdl be submitted to the Monterey County Planning and Building Inspection
Department. (Planning and Building I nspection Depar tment)

Prior to fina ingpection, the geologic consultant shall provide certification that dl development isin
accordance with the geologic report. (Planning and Building Inspection)

A scenic easement shdl be conveyed to the County over those portions of the property where the
dope exceeds 30 percent and are undeveloped. Scenic easement deed and map to be submitted to
and approved by the Director of Planning and Building Inspection prior fina occupancy. (Planning
and Building I nspection)

The driveway surface shdl provide unobstructed access to conventiond drive vehicles, including
sedans and fire engines. Surfaces shal be capable of supporting the imposed load of fire apparatus.
(CDF Fire)

Driveways shal not be less than 12 feet wide unobstructed. Unobstructed vertica clearance shal
not be less than 15 feet. (CDF Fire)

The grade for al driveways shal not exceed 15 percent. Where road grades exceed 8 percent, a
minimum structurd roadway surface thickness of 0.17 feet of asphatic concrete on 0.34 feet of
aggregate base shdl berequired. (CDF Fire)

Turnarounds shal be required on driveways in excess of 150 feet of surface length. Required
turnarounds on access roadways shdl be located within 50 feet of the primary building. The
minimum turning radius for a turnaround shall be 40 feet from the center line of the road. If a
hammerhead/T is used, the top of the“T” shdl be aminimum of 60 feet in length. (CDF Fire)

Gate entrances shdl be a least the width of the traffic lane but in no case less than 12 feet wide. All
gates providing access from aroad to a driveway shal be located at least 30 feet from the roadway
and shdl open to dlow a vehicle to stop without obstruction traffic on that road. Where gates are to
be locked, the inddlaion of a key box or other acceptable means to immediate access for
emergency equipment is required. (CDF Fire)

All building shal be issued an address in accordance with Monterey County Ordinance No. 1241.
Each occupancy, except accessory buildings, shall have its own address. (CDF Fire)

Szeof letters, numbers and symbols for addresses shdl be a minimum of 3 inch letter height, 3/8
inch stroke, contrasting with the background color of the sgn. Address sgns shdl be non
combugtible. (CDF Fire)
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22. The project is served by the Coadlands Water System. All exigting fire protection water
appurtenances shdl be retained. (CDF Fire)

23. Automatic Fire Sprinklers. Because of the sub-standard access and excessive dope, this building
shdl be fully protected with an autorretic fire sorinkler sysem. The following notation is required on
the plans when a building permit is applied for:

“The building shall be fully protected with an automatic fire sprinkler system.
Installations, approval and maintenance shall be in compliance with NFPA 13D-
1999. Four (4) sets of plans for fire sprinkler systems must be submitted and
approved prior to installation. Rough inspections must be completed prior to
requesting a framing inspections.” (CDF Fire)

24. Roof congruction shall be ICBO Class A. (CDF Fire)

25. Smoke detectors and/or smoke darms to be ingdled in accordance with the Uniform Building
Code. Where a fire detection system is inddled, plans and supporting documentation to be
submitted for review and approva. (CDF Fire)

26. The gpplicant shdl comply with Ordinance No. 3932, or as subsequently amended, of the
Monterey County Water Resources Agency pertaining to mandatory water conservation
regulations. The regulations for new congtruction require, but are not limited to:

a) All toilets Sl be ultra- low flush toilets with a maximum tank size or flush capacity of 1.6
gdlons, dl shower heads shdl have a maximum flow capacity of 2.5 galons per minute, and all
hot water faucets that have more than ten feet of pipe between the faucet and the hot water
hester serving such faucet shal be equipped with a hot water recirculating system.

b) Landscape plans shal gpply xeriscape principles, including such techniques and materids as
native or low water use plants and low precipitation sprinkler heads, bubblers, drip irrigation
sysems and timing devices. (Water Resour ces Agency)

Continuous Per mit Conditions:

27. No land 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
| ngpection)

28. If, during the course of congruction activity on the subject property, culturd, archaeologicd,
historical, paeontologica resources are uncovered a the ste (surface or subsurface resources)
work shdl be hdted immediately within 50 meters (165 feet) of the find until it can be evduated by
a qudified professond archaeologist. The Monterey County Planning and Building Inspection
Depatment and a qudified archaeologist (i.e, an archaeologist registered with the Society of
Professona Archaeologists) shdl be immediately contacted by the responsible individua present
on-ste. When contacted, the project planner and the archaeologist shal immediately vidt the ste to
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determine the extert of the resources and to develop proper mitigation measures required for the
discovery. (Planning and Building I ngpection)

29. All landscaped areas and replanted trees shdl be continuoudy maintained by the applicant and all
plant materid shdl be continuoudy maintained in alitter-free, weed-free, hedthy, growing condition.
(Planning and Building I nspection)

30. Because of extra hazardous conditions (dopes in excess of 30%), remove flammable vegetation
from within 100 feet of Structures. (CDF Fire)
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