MONTEREY COUNT-Y'ZONIN G ADIVIINISTRATORF "_ E cn P Y

Meeting: October 11, 2007 Time: 1:45 | Agenda Item No.: 4

Project Description: Combined Development Permit consisting of: 1) the demolition of an exiting
1,490 square foot two-story single family dwelling with a 450 square foot two-car garage; 2) Coastal
Administrative Permit for the construction of a 5,144 square foot two-story single family dwelling

with an attached 632 square foot two-car garage; 741 square foot covered patio and grading (Approx, |’
90 cubic yards of cut and 40 cubic yards of fill); 3) a Coastal Development Permit for the removal of
one 20 inch oak tree (Quercus Agrifolia); and to allow development on slopes i in excess of 30%, and

Design Approval. |

Project Location: 89 Corona Road, Carmel : APN: 241-051-005-000
‘Highlands .
Owner: Richard Silver
| Planning Fﬂe Number: PLN060648 | | Applicant: Carla Hashimoto
Plan Area Carmel Area Land Use Plan : Flagged and staked: Yes .

Zoning Designation: “LDR/1-D (CZ)” [Low Density Residential, 1 units per acre with De51gn
Control,, Coastal Zone] ‘

CEQA Action: Categorically Exempt per Sect1on §15302, Class 2

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Zoning Administrator approve the Combined Development Permit based
on the Findings and Evidence (Exhibit C) and subject to the recommended Conditions (Exhibit D).

PROJECT OVERVIEW: :
. The project site is a 1.6-acre parcel within the Carmel Highlands area This property is zoned Low
Density Residential, 1 units per acre with Design Control,, Coastal Zone (“LDR/1-D”). The site
. currently maintains a one story single family dwelling with an existing driveway. The site contains
" area sloped over 30% and the average grade outside those areas is 17%. The project as proposed

 will utilize all of the previously developed area mcludmg the existing dnveway which was initially
- cut through areas of 30%. The project as proposed would increase the size of the residence by
approximately 52%, which will place the footprint of the garage into an area with slopes over 30%.
The proposed residence is an allowed use under Title 20 section 20.12.040 and conforms to. the site
" development standards under Section 20.12.060. The project cannot be seen from any public
viewing areas, Highway 1, scenic roads or public lands and is not located within the areas identified
in the Public Viewshed Map A. Staff determined that the tree removal would not have significant
impacts on-the public viewshed, or the existing forest resources and that the proposed tree removal
is consistent with the policies of the Carmel Coastal Implementation Plan (CH’) per Section
20.146.0600f the Monterey County Coastal Implementatlon Plan Part 4.

Staff finds the project is categorically exempt from CEQA review pursuan‘t to §15302, Class 2. The -
- project consists of the demolition of an existing 1,490 square foot two-story single family dwelling
. with an 450 square foot two-car garage and the construction of a 5,144 square foot two-story single
family dwelling with an attached 632 square foot two-car garage; 741 square foot covered patio and -
approximately 90 ciibic yards of cut and 40 cubic yards of fill. The project will not require the
removal of any landmark trees and to allow development on slopes in excess of 30% in an area that
has been previously disturbed. The tree removal is permissible with a Coastal Development Permit
as the minimum required under the crrcurnstances and would not have a significant effect to existing

" forest resources.

‘See attached Discussion (EXHIBIT B)



OTHER AGEN CY INVOLVEMENT:

xxxx«“

Carmel H1gh1ands Fire Protection District
Public Works Department

Environmental Health Division

Water Resources Agency

California Coastal Commission

- The above checked agencies and departments have reviewed this project. Conditions recommended

by the RMA-Planning Department and the Carmel Highlands Fire Protection District have been
incorporated into the conditions of approval (Exhlblt D).

The project was referred to the Carmel Highlands Land Use Adv1sory Committee (LUAC) for

NN~

5.

review on October 4, 2007, and recommended approval (vote 3 to 1) with concerns and
conditions:
The LUAC was concerned with z‘he color of the proposed structure and suggested that
_ the colors be reviewed when the color coat is applied.

Staff acknowledged the concern and will review the color application when applied, A
not will be documented in the building permit to notify staff when the scratch coat mspectzon has
been requested ,

Recommendations:

The LUAC recommended that the drainage and septic address off site run-off.

No grading to the area on the right side of structure close to trees, to prevent damage.

Preserve the 20 inch proposed for removal by redesigning the residence to avoid the tree. -

Reduce the mass of structure by 700 square feet to facilitate the protection of the 20 inch oak to be
removed.

Want to see lzghtmg plan to insure compliance..

The LUAC’s recommendatlons have been addressed through condmons of approval however because
the structure complies with the site development standards and the tree proposed for removal is the
minimum required as well as a viable solution to not impacting the existing Monterey Pine Forest '
resources. The applicant was not asked to re-design

alifornia Coa

Note: The decis;)}n—t}ns?rqect is appealable to the Board of Superv1sors (20 86.03 O) and the
Co ' ,

on A. Mbntano, Assistant PTanner

(831) 755-5169; montanor@co.monterey. ca us
October1, 2007 '

Zoning . Administrator; Cannel Highlands Fire Protection District; Public Works Department;
Environmental Health Division; Water Resources Agency; Coastal Commission; Bob Schubert, Interim
Planning Services Manager; Ramon A. Montano, Project Planner; Carol Allen; Connie Mendoza; Richard
Silver; Carla Hashimoto, Planmng File PLN060684.

Attachments Exhibit A PIOJeot Data Sheet o |

This report was reviewed by Bob Schubert; Acting Planning Manager :

Exhibit B Discussion :
Exhibit C Recommended Findings and Evidence
‘Exhibit D Recommended Conditions of Approval
Exhibit E Project Site Plan, Floor Plan, and Elevations




EXHIBIT A

Project Information for PLN060684

Project Title: SILVER RICHARD M
Location: 89 CORONA RD CARMEL Primary APN: 241-051-005-000
Applicable Plan: Carmel Land Use Plan Coastal Zone: Yes
Permit Type: Combined Development Permit Zoning: LDR/1-D
Environmental Status: Exempt - A Plan Designationf LOW DENSITY RES
Advisory Committee: Carmel/Carmel Highlands Final Action Deadline (884): 9/8/2007 - '
Project Site Data:
. Coverage Allowed: 1 5%
Lot Size: 1.6 acres Coverage Proposed: 11.2%
Existing Structures (sf): 1,940 Height Allowed: 30
Proposed Structures (sf): 5,144 Height Proposed: 26
Total Sq. Ft: 5,144 FAR Allowed: 15%
FAR Propqsed: 112
Resource Zones and Reports:
Environmentally Sensitive Habitat: Eros_fon Hazérd Zone: MOD-
’ Biological Report #: N/A Soils Report # N/A
Forest Management Rpt. # N/A
Archaeological Sensitivity Zone: HIGH Geologic Hazard Zone: MOD
Archaeological Report #: (70243 Geologic Report #: N/A
Fire Hazard Zone: HIGH Traffic Report #: N/A
Other Information:
Water Sourct:':: CAL AM Sewage Disposal (method): Septic
Water Dist/Co: MPWMD Sewer District Name: N/A
Fire District: Carme] Highlands Grading (cubic yds.): 130.0
Tree Removal: N/A ' R '

Date Printed:  10/04/2007



- EXHIBIT B
DISCUSSION
PLN060684/Silver

A. INTRODUCTION

Background:

The property is located at 89-Corona Road, Carmel (Assessor's Parcel Number 241-051-005-000)
within the Carmel Highlands area, Carmel Land Use Plan, Coastal Zone and zoned Low Density
Residential (1) unit per acre with Design Control Overlay, or (“LDR/1-D (CZ)”). The project
includes the demolition of an exiting 1,490 square foot two-story single family dwelling with a 450
square foot two-car garage and would permit the construction of a 5,144 square foot two-story.
single family dwelling with an attached 632 square foot two-car garage; and 741 square foot
covered patio. The project will require the removal of one 20 inch oak tree (Quercus Agrifolia); and
allow 150 square feet of the development to extend onto the native 30% slopes. It is not feasible
fore the structure to be sited at any other location on the site due to the Monterey Pine forest
resources as identified in the Carmel Land Use Plan (LCP). Therefore staff finds the project as
proposed meets the intent of Monterey County Coastal Implementation Plan Title 20 Part 1 Section
20.64.230 based on substantial evidence, that: .

. The project as designed utilizes all the available developable area on the site in order to
avoid any additional removal of protected vegetation. Development alternatives that would
allow the development to meet the resources protection objectives in the LCP for the
proposed residence to occur on slopes of less than 30% were not found. '

. e Therefore, the project as proposed better achieves the goals, policies, and objectives of the
Monterey County Local Coastal Program. :

The proposed removal of the 20 inch Coast Live Oak will be required because the new garage and
proposed residence are placed on the property in a manor that would not require the removal of any
Monterey Pines. In this case the removal of one oak tree to protect the Monterey Pines on the
property is the minimum required and is found to be necessary because this area of Carmel
Highlands is considered Monterey Pine Forest as indicated in the LCP major plant communities

- (Map C). v

Project Description:
The applicant requests a permit to demolish an exiting 1,490 square foot two-story single famﬂy
- dwelling with an 450 square foot two-car garage; 2) Coastal Administrative Permit for the
construction of a 5,144 square foot two-story single family dwelling with an attached 632 square
foot two-car garage; and 741 square foot covered patio. The majority of the proposed development
1s located within existing disturbed area. The proposed structure consists of: .

» 2,852 square foot second floor (main floor);

e 1,660 square foot first floor basement; and

e 632 square foot garage attached to the main floor.
- The reconstructed residence will be constructed over the remaining 656 square feet of the prev1ous
residence to preserve that portlon of the existing foundation. This will minimize the total amount of -
new foundatlon work. ‘



Entitlements:

Monterey County Code requires the following entitlements for the project:

1. Coastal Administrative Permit and to allow the demohtlon of 2,205 square feet of the
existing residence (§20.147.030.A.1 CIP);

2. A Coastal Administrative Permit and Design Approval is required because the prOJect will
replace more than 50% of the original structure and therefore considered a new residential
structure (§20.12.040 (A.) CIP/1);

3. Coastal Development Permit to allow development on slopes in excess of 30% (§20.64.230
CIP/1); and

4. Coastal Development Permit to allow the removal of trees or other major vegetation
(§20.146.060 (A.) 1. CIP)

B. PROJECT ANALYSIS

Site Development:
County records indicate that the structure was legally constructed in 1973 at 89-Cotona Road,

~ (Assessor's Parcel Number 241-051-005-000) within the Carmel Highlands area, Coastal Zone. The -
subject property is a 1.6-acre parcel. Currently there is an existing residence of 1,940 square feet.
The construction of some portions of the .residences and the existing driveway required
. development on 30% slopes. The forest resources on the property consist mainly of Monterey Pines
however there are approximately a dozen Coast live Oaks sparsely distributed among the pines.
The existing forest resources are distributed around the existing residence, for that reason the new
residence was designed to utilize all of the previously disturbed 30% slopes and the flat areas. The
structure was increased by approximately 45%. Therefore, in order to protect the Monterey Pine
forest as well as accommodate the new residence the structure was placed on the site in a manor that
utilized would require the use of additional 150 square feet of 30% slopes. This would avoid the
removal of any Montorey pines but would requ1re the removal of one 20-inch coast live oak.

Archaeologlcal Report:

The project is not located within an archaeologlcal buffer zone, nor was there any archaeologlcal
resources identified at the site. Midden or materials were not found around the area proposed for
development. The report concludes that no surface evidence of historic archaeological resources
was seen in the project area; therefore the project should not be delayed. A standard archaeological
condition was incorporated into the conditions. (See condition number 3)

Development on slopes in excess of 30%:

The proposed structure was designed in a manner to utilize all of the existing foot print of the
original residence, however in order to avoid the removal of any of the protected Monterey Pine
forest a portion of the proposed structure to be re-located onto slopes in excess of 30%. Given the
number of trees on the lot and the small area available for the foot print of a structure it was
determined that the project as proposed could not be located on the property in a manor that would
allow it to avoid 30% slopes. For that reason allowing the usage of a small amount of additional
sloped area the proposed . development, as designed, better achieves the.goals, policies, and
objectives of the Carmel Land Use Plan poh01es and regulations in Title 20 (Monterey County
Coastal Implementation Plan Part 1 Section 20.64.230).



Tree Removal: '

The Carmel CIP (§20.146.060A.1 & B. 1a. & 1b.vf) requires a Coastal Development Permit for the
removal of tree and other major vegetation. The removal of the proposed 20-inch Coast Live Oak is
directly related to development impacts. Planning staff reviewed the project and determined that
the proposed tree removal is the minimum required under the circumstances based on structure size,
lot configuration and existing forest resources. The removal of the one 20 inch- oak will not result in
an increase in visibility from major public view points and viewing corridors. In this case the
removal of one oak tree to protect the Monterey Pines on the property is the minimum required and
better meets the policy objectives to minimize impacts to forest resources particularly in this area of
Carmel Highlands, which is identified as a major plant community of Monterey Pines, (Map C) of
the Carmel land Use Plan. The Monterey Pine forest is currently listed on the CNPS List as 1B a
sensitive habitat and the CIP identifies the area the project is located in a area within a major plant

- community, Monterey Pine Forest. The lot is not densely forested, in the area of the where the

proposed development would occur and will not require the removal of Monterey Pines. As a result,
no significant impacts were identified for the proposed development.

CEQA: ‘
The project is categorically exempt from environmental review. Per the California Environmental
Quality Act (CEQA) guidelines Section §15302, Class 2 allow an exemption for the replacement of
an existing structure. The project proposes to replace an existing 1940 square foot single-family
residence with a new residence with an additional 3,204 square feet. Based on information and
materials provided, plus site visits, the County of Monterey finds that this project as proposed is
consistent with the Local Coastal Plan policies and development standards therefore no issues

* relative to tree removal, archaeological, or biological resources remain unresolved.



. 1. FINDING:

EVIDENCE:

- EXHIBITC
RECOMMENDED FINDINGS AND EVIDENCE
PLN060684/Silver

CONSISTENCY - The project as described in Condition No. 1 and as

conditioned, policies, requirements, and standards of the Monterey County

General Plan, certified Monterey County Local Coastal Program (LCP). The

LCP for this site consists of the Carmel Area Land Use Plan, Coastal

Implementation Plan (Part 4), and the Coastal Implementation Plan Appendices

(Part 6); Monterey County Coastal Implementation Plan (Part 1) or Zoning

Ordinance (Title 20), which designates this area as appropriate for residential

development.

(a) The text, policies, and regulations in the above referenced documents have
been evaluated during the course of review of the application. No conflicts
were found to exist. No communications were received during the course of
review of the project indicating any inconsistencies with the text, policies,

- and regulations in these documents.

(b) The property is located at 89-Corona Road, Carmel (Assessor's Parcel
Number 241-051-005-000) within the Carmel Highlands area, Carmel Land
Use Plan, Coastal Zone. Low Density Residential/ two (1) unit per acre with
Design Control Overlay, in the Coastal Zone (“LDR/1-D (CZ)”). The project.
includes the demolition of an exiting 1,490 square foot two- -story single
family dwelling with an 450 square foot two-car garage; 2) Coastal

- Administrative Permit for the construction of a 5,144 square foot two-story

. single family dwellmg with an attached 632 square foot two-car garage; 741
~ covered patio and grading (approx, 90 cubic yards of cut and 40 cubic yards. -

. of fill); Design Approval; 3) a Coastal Development Permit for the removal

of one 20 inch oak tree (Quercus Agmfoha), and to allow development on
slopes in excess of 30%.

(c) On May 25, 2007, the owner submitted an application requesting to allow the
demolition of an exiting 1,490 square foot two-story single family dwelling
with a 450 square foot two-car garage pursuant to Section 20.12.040.A. This
proposal is allowed upon securing a Coastal Development Permit.

(d) The project is consistent with the following development standards as
required by Section 20.12.060 of the Monterey County Zoning Ordinance
(Title 20) for those areas designated Low Density Residential, 1 unit per acre:-
o Height Allowed height measured from the average natural grade for a

main structure is 30 feet. The proposed residence is a two-story structure
that measures approximately 26 feet at the highest point.
 Setbacks Main structures require a minimum setback of 30 feet (front), 20
feet (side), and 20 feet (rear). The parcel will be accessed by a private
driveway that intersects Corona Road. The structure is located
approximately 35 feet from the edge of the private right-of-way, 60 to 70
feet, from either the side property lines and approximately 39 feet from
the rear property line.
‘. Development Density Maximum density allowed within the LDR/1
' zoning district is four (1) units per acre. The parcel is approximately
. 43,672 square feet or 1.6 acres.
e Building Site Coverage Maximum allowed building site coverage within
.the LDR zoning designation is 15%, as proposed the project maintains
site coverage 0f9.9% and an Floor Area Ratio (F AR) of 11 2%




2. FINDING:
EVIDENCE:

(e) The project planner conducted a site inspection in June, 2007 to verify that
the project on the subject parcels conforms to the plans listed above.

(® The project was referred to the Carmel. Highlands Land Use Advisory
Committee (LUAC) for review on October 4, 2007, and recommended
approval (vote 3 to 1) with concerns and conditions:

The LUAC was concerned with the color of the proposed structure
and suggested that the colors be reviewed when the color coat is applied.

Staff acknowledged the concern and will review the color application
when applied. A not will be documented in the building permit to notify staff
when the scratch coat inspection has been requested

Recommendations:

6. The LUAC recommended that the drainage and septic address oﬁ‘ site
run-off-

7. No grading to the area on the right side of structure close to trees, to
prevent damage .

8. Preserve the 20 inch proposed for removal by redeszgnzng the residence
to avoid the tree.

9. reduce the mass of structure by 700 square feet to facilitate the proz‘eczwn

- of the 20 inch oak to be removed.

10. Want to see lighting plan to insure complzance

‘The LUAC’s recommendations have been addressed through conditions of

approval. However, because the structure comphes with the site development
standards and the tree proposed for removal is the minimum required as well as a
viable solution to not impacting the existing Monterey Pine Forest resources, the
applicant was not asked to re-design the project.

(2) The application, project plans, and related support materials submitted by the
applicant to the Monterey County RMA - Planning Deparl:ment for the
proposed development found in Project File PLN060684.

SITE SUITABILITY The site is physically suitable for the use proposed.

(a) The project has been reviewed for site suitability by the following
"departments and agencies: RMA - Planning Department, Carmel Highlands
Fire Protection District, Public Works, Environmental Health Division, and
the Water Resources Agency. There has been no indication from these
departments/agencies ‘that the site is not suitable for the proposed
development. Conditions recommended have been incorporated.

(b) Technical reports by outside archaeological and geological consultants
indicated that there are not physical or environmental constraints that would
indicate that the site is not suitable for the use proposed.

(c) Carmel Highlands Fire Protection District required as a condition of approval

- (Condition No. 15) a Defensible space requirement to remove combustible
vegetation from within a minimum of thirty feet of the proposed structure,:
including removing tree limbs six feet up from ground. This requirement is
consistent with recommendation made in the Arborist report and will not
require the removal of biologically sensitive plant or animal species. :

(d) Technical reports by outside archaeological consultant including a Arborist
report. The reports indicated that there are no physical or environmental
constraints that would indicate that the site is not suitable for the use
proposed. County staff concurs. The following reports have been prepared:



i “Preliminary Cultural Resources Reconnaissance” (LIB070243)
prepared by Archaeological Consulting, Salinas, CA, dated February 7,
2007.
ii “Arborist Report” (LIB070445) prepared by David Teas,
Environmental Design. Carmel, CA, dated June 21, 2007.
(e) Staff conducted a site inspection ‘in June, 2007 to verify that the site is
suitable for this use. :
(f) Materials in PrOJ ect File PLN060684.

: 3 FINDING: TREE REMOVAL The subject project minimizes tree removal in accordance
T T ~~~with the applicable-goals and-policies of the Carmel Land Use Plan and Coastal =~

Implementation Plan (Part 4).

EVIDENCE: (a) The project includes a Coastal Development Permit for the removal of one
Coast Live Oak (20 inch DBH). The proposed removal of the 20 inch Coast
Live Oak will be required because the new garage and proposed residence are
placed on the property in a manor that would not require the removal of any
Monterey Pines. In this case the removal of one oak tree to protect the
Monterey Pines on the property is the minimum required and is found to be
necessary because this area of Carmel Highlands is considered Monterey

- Pine Forest as indicated in the LCP major plant communities (Map C).

(b) A Coastal Development Permit for the removal of tree and other major
vegetation is required (Section CIP 20.146.060.A). The proposed removal is
directly related to development impacts. The trees proposed to be removed
cannot be seen from public viewing areas; therefore, this action would not .
result in the exposure of structures in the public viewshed area.

(c) Removal of protected trees that measure 12-inches or greater DBH are
required to be replaced on site at a 1:1 ratio (Section 20.146.060.D 6 of the
CIP). The Arborist recommended a replacement ratio of two to one ratio and
this has been mcorporated in the conditions of approval (Conditions #6)

(@) Monterey County standard conditions of approval have been implemented for
protection of surrounding trees during construction including tree protection
zones and trunk protection as required by the CIP Part 4 Section 20.146.060
see (Condition #7).

4. FINDING: DEVELOPMENT ON SLOPES OVER 30% — The proposed development, as

designed, better achieves the goals, policies, and objectives of the Carmel Land
Use Plan policies and regulations in Title 20 (Monterey County Coastal
Implementatlon Plan Part 1 Section 20.64.230) regardlng development on slopes
in excess of 30 percent.

EV]])ENCE (a) The 1.6 acre property contains an existing single family dwelling with a
development foot print of about 1,940 square feet. The previously permitted
development disturbed areas in excess of 30% for the creation of the
driveway area and a portion of the existing garage. The proposed structure
will utilize all of the existing foot print of the existing residence to be rebuilt,
including all sloped areas previously disturbed. The project as proposed is
designed in a manor that will utilize the previously disturbed areas in order to
accommodate the increase in square footage and not effect or remove any of -
the existing Pines from the area identified as a Monterey Pine Forest.

(b) Therefore, for the reasons stated above staff finds that the allbwing the small
area of 30% slope to be disturbed as a result of the development better
~ achieves the goal, policies, and objectives of the CIP to minimize impacts to
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FINDING:

EVIDENCE:

forest resources by allowing the proposed development to expand the
previously disturbed slopes 30% by approximately 150 square feet.

CEQA (Exempt): - The project is categorically exempt from environmental
review. California Environmental Quality Act (CEQA) Guidelines Section
categorically exempt from CEQA review pursuant to §15302, Class 2 for the
replacement of an existing structure.

(a) The project proposes to replace existing 1,940 square foot single family
residences with an increase of 3,204 square feet. The project will result in
the construction of a new 5,144 square feet two story single family residence.
Based on information and materials provided, plus site visits, staff finds that
this project has no unresolved issues relative to tree removal, archaeological,
or biological resources.

- (b) Potential impact to native trees was assessed in an Arborist report prepared

by David Teas of Environmental Design dated June 21, 2007. The project
proposes the removal of 1 protected Coast Live Oak 20 inches diameter.

- (c) The project as proposed will not remove any (Landmark trees), trees which

are 24 inches or more in diameter when measured at breast height or a tree
which is visually significant, historically significant, exemplary of its species,
or more than 1000 years old. The Oak tree proposed for removal is not -
located within a scenic area or considered exemplary of its species. :

(d) A Botanical Assessment was not required for the project because the site .
survey conducted by staff confirmed that the site is currently developed and
has had a significant amount of site disturbance. The proposed structure was .
positioned on the site to avoid the removal of any Monterey Pines. The
development will extend outside of the footprint of the existing residence and -
utilize all of the existing disturbed areas including previously disturbed areas
of 30%. Staff confirmed that the site or the area proposed for development
contained no envuonmentally sensitive habitat however, the property is

~ located within a major plant community (Monterey Pine Forest) identified in
the Carmel Land Use Plan. The Monterey Pine forest is currently listed on
the CNPS List as 1B a sensitive habitat and the CIP identifies the area the
project is located in a area within a major plant community, Monterey Pine
Forest.. The lot is not densely forested, in the area of the where the proposed
development would occur and will not require the removal of Monterey
Pines. As. a result, no s1gmﬁcant impacts were identified for the proposed

" development.

(e) The Axchaeological report prepared for the. project deemed the prOJect
suitable for the proposed project provided the recommendations in the report
are followed. No significant impacts were identified. A standard condition of

- approval has been implemented to assure compliance with the report
(Condition #2) :

() Technical reports prepared for th1s project determined that there are no
significant long term development related impacts anticipated to the native
forest resources and as such there are no unique circumstances that would
require further CEQA review.

I “Preliminary Cultural Resources Reconnazssance ” (LIBO70243 )
prepared by Archaeological Consulting, Salinas, CA, September 30, 1992
and follow up report dated February 7, 2006.

II “Arborist Report” (LIB070445) prepared by David Teas,
Environmental Design. Carmel, CA, dated June 21, 2007.

(g) No potential adverse environmental effects were identified during. staff
réview of the development application and materials or during the site visit in



Tune 2007. The site is not v151b1e from any designated scenic corridor or
public viewing areas.

(h) No unusual circumstances were found to exist that would cause a potentlal
significant environmental impact to occur.

(i) See preceding and following findings and supporting evidence.

-(G) Materials in project file PLN0O60684. ‘

6. FINDING: PUBLIC ACCESS — The project 1s in conformance with the public access and
public recreation policies of the Coastal Act and Local 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 Coastal Implementatlon Plan,

: can be demonstrated.
EVIDENCE: (a) The subject property is not described as an area where the Local Coastal
Program requires access.

(b) The subject property is not indicated as part of any designated trails or
shoreline access as shown in Figure 3, the Shoreline Access/Trails Map, of
the Carmel Area 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.

@ Staff site visit in June, 2007.

7. FINDING: NO VIOLATIONS - The subJect proper“cy is in comphance with all rules and
regulahons pertaining to zonmg uses, subdivision, and any other apphcable
provisions of the County’s zoning ordinance. No violations exist on the property

_ Zoning violation abatement costs, if any, have been paid. :
EVIDENCE: Staff reviewed RMA- Planning Department and RMA—Buﬂdmg Services records -
- ~ and is not aware of any violations existing on subject property. '

" 8. 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 injurious to property and improvements in the neighborhood or to
‘ ~ the general welfare of the County. ' : -
EVIDENCE: Preceding findings and supporting evidence. - o

9. FINDING: . APPEALABILITY - The decision on this project is appealable to the Board of
Supervisors and the California Coastal Commission.
EVIDENCE: (a) Sections 20.86.020 and 20.86.0300f the Monterey County Zomng Ordinance
(Title 20).
(b) In accordance with Sectron 20.86.080 of the Monterey County Zoning
Ordinance (Title 20) the project may be appealed to the California Coastal
Commission because the project is located between the sea and the first
through public road paralleling the sea or includes the granting of a
~ conditional use.
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