MONTEREY COUNTY ZONING ADMINISTRATOR

Meeting: March 25,2010 Time: 1:30 P.M. | Agenda Item No.: 2

Project Description: Item continued from the February 25, 2010, public hearing. Combined
Development Permit consisting of: 1) a Coastal Administrative Permit for the demolition of an
existing 4,095 square foot single family dwelling with 248 square feet of deck and an attached 429
square foot garage, the construction of a new 5,080 square foot single family dwelling with an
attached 670 square foot garage and 644 square feet of deck, and cisterns; 2) a Coastal
Development Permit to allow development within 750 feet of a known archaeological resource; 3)
a Coastal Development Permit to allow development on slope greater than 30 percent; 4) a
| Variance from the 18 foot height limit to allow a height above average natural grade of
approximately 21.73 feet (net reduction of approximately 1.62 feet from the existing residence); 5)
Design Approval; and grading consisting of approximately 1,010 cubic yards of cut and 200 cubic
yards of fill (net export of approximately 810 cubic yards).

Project Location: 2741 Calle la Cruz, Carmel APN: 243-031-033-000

Meadows

Planning File Number: PLN(090253 Owner: Kurt and Sue Jaggers
: Agent: Jon Erlandson

Planning Area: Carmel Area Land Use Plan Flagged and staked: Yes

Zoning Designation: MDR/2-D (18) (CZ) [Medium Density Residential, 2 units per acre, with a
Design Control overlay and 18-foot height limit (Coastal Zone)]

CEQA Action: Categorically Exempt per Section 15302 of the CEQA Guidelines

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Zoning Administrator adopt a resolution (Exhibit C) to:
1) Categorically exempt PLN090253 per Section 15302 of the CEQA Guidelines; and
2) Approve PLN090253, based on the findings and evidence and subject to the
conditions of approval (Exhibit C).

PROJECT OVERVIEW:

Item continued from the February 25, 2010, Zoning Administrator public hearing. The Zoning
Administrator directed staff to provide additional information to demonstrate whether or not
granting of a Variance entitlement would allow a special privilege to the applicant inconsistent
with the limitations upon other property owners in the vicinity and zone. The applicant proposes
to demolish an existing 4,095 square foot single family dwelling with 248 square feet of deck
and an attached 429 square foot garage, and construct a new 5,080 square foot single family
dwelling with an attached 670 square foot garage and 644 square feet of deck. The property is
approximately 17,749 square feet or .41 acres. See Exhibit B for a detailed discussion of the
project and related issues.

OTHER AGENCY INVOLVEMENT The following agencies and departments reviewed this
project:
RMA - Public Works Department
Environmental Health Division
v Water Resources Agency ‘
- Carmel Highlands Fire Protection District (FPD)
California Coastal Commission
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Agencies that submitted comments are noted with a check mark (“v"). Conditions recommended
by the RMA — Public Works Department, Carmel Highlands FPD, Water Resources Agency, and
the RMA - Planning Department have been incorporated into the Condition
Compliance/Mitigation Monitoring and Reporting Plan attached as Exhibit 1 to the draft
resolution (Exhibit C).

The project was referred to the Carmel Highlands Land Use Advisory Committee (LUAC) for
review. Based on the LUAC Procedure guidelines adopted by the Monterey County Board of
Supervisors per Resolution No. 08-338, this application did warrant referral to the LUAC
because it involves a Variance and a Design Approval subject to review by the Zoning
Administrator. The Carmel Highlands LUAC continued the item at a public meeting held on
January 4, 2010, and on February 1, 2010, voted 4 — 2 to not support the project as proposed.
Neighbors raised concerns regarding private views and potential impacts to the neighborhood
character. Specifically, neighbors stated that the proposed residence is “too big” for the area.
No concerns were expressed about potential impacts to the public viewshed. However, the
Carmel Area LUP does not protect private views, and staff has determined the project is
consistent with the existing character of the neighborhood. Staff identified that three of four
adjacent properties have residences of a similar or larger footprint than that proposed by the
project applicant. The LUAC members also commented during the public meeting that the
proposed residence is well-designed to minimize visual impacts. The site coverage and floor
area ratio proposed by the applicant remain significantly below the allowed maximums and most
of the increase in floor area will be on the lower level. The applicant also reduced the height by
an additional 0.5 feet in order to address the neighbor’s concerns.

Note: The decision on this project is appealable to the Board of Supervisors and the California
Coastal Commission.

Vil

J osepff Sidor, Associate Planner
(831) 755-5262, Sidor]J@co.monterey.ca.us
March 12, 2010

cc:  Front Counter Copy; Zoning Administrator, Carmel Highlands Fire Protection District;
Public Works Department; Environmental Health Division; Water Resources Agency;
California Coastal Commission; Laura Lawrence, Planning Services Manager; Joseph
Sidor, Project Planner; Carol Allen, Senior Secretary; Kurt and Sue Jaggers, Owners;
Jon Erlandson, Agent; Barbara Rainer; Planning File PLN090253

Attachments: Exhibit A= Project Data Sheet

Exhibit B Project Discussion '
Exhibit C Draft Resolution, including:

.- 1. Conditions of Approval

2. Site Plan, Floor Plans, and Elevations

Exhibit D Vicinity Map
Exhibit E Advisory Committee Minutes
Exhibit F Technical Report (Biological)

)

This report was reviewed by Laura Lawrens Bl g Services Manager.
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EXHIBIT A
PROJECT DATA SHEET
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EXHIBIT A

Project Information for PLN090253

Project Title: JAGGERS Primary APN: 243-031-033-
000
Location: 2741 CALLE LA CRUZ, Coastal Zone: YES
CARMEL MEADOWS
Applicable Plan: CARMEL LAND USE PLAN Zoning: MDR/2-D (18)
(CZ)
Permit Type: COMBINED Plan Designation: RESIDENTIAL
DEVELOPMENT PERMIT
Environmental Status: EXEMPT Final Action Deadline: 02/21/2010
Advisory Committee: CARMEL HIGHLANDS POSTPONED
BY CONSENT
Project Site Data:
Lot Size: 17,749 SQ Coverage Allowed: 35% or 6,212
FT SQFT
Coverage Proposed: 24.3 % or 4,319
SQFT
Existing Structures (sf): 4,524
Proposed Structures (sf): 5,750 Height Allowed: 18
Height Proposed: 21.73
Total Square Feet: 5,750
FAR Allowed: 45% or 7,987
SQFT
FAR Proposed: 31.5% or 5,583

SQFT

Resource Zones and Reports

Environmentally Sensitive Habitat: NO Erosion Hazard Zone: NA
Biological Report #: LIB090486 Soils/Geo. Report # LIB090488
Forest Mgt. Report # NA Geologic Hazard Zone: |/VERY LOW
Geologic Report #: NA
Archaeological Sensitivity Zone: HIGH
Archaeological Report #: LIB090487 Traffic Report #: NA
Fire Hazard Zone: URBAN
Other Information:
Water Source: PUBLIC Sewage Disposal SEWER
(method):
Water District/Company: CAL AM Sewer District Name: CAWD
Fire District: CARMEL Grading (cubic yds): 1,010 CUT
HIGHLANDS 200 FILL
FPD 810 EXPORT
Tree Removal (Count/Type): NA

Date Printed: 03/12/10
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EXHIBIT B
PROJECT DISCUSSION

Item continued from the February 25, 2010, public hearing. The Zoning Administrator directed
staff to provide additional information to demonstrate whether or not granting of a Variance
entitlement would allow a special privilege to the applicant inconsistent with the limitations upon
other property owners in the vicinity and zone. ’

The applicant proposes to demolish an existing 4,095 square foot single family dwelling with
248 square feet of deck and a 429 square foot attached garage, and construct a new 5,080 square
foot single family dwelling with an attached 670 square foot garage and 644 square feet of deck.
The property is approximately 17,749 square feet or .41 acres. The proposed structure will
increase site coverage by approximately 361 square feet (4,319 proposed versus 3,958 existing).
The floor area will increase by approximately 1,661 square feet (5,583 proposed versus 3,922
existing). However, the design places most of this increase on the lower level below the street
level. The proposed site coverage (4,319 square feet or 24.3%) and floor area ratio (5,583 square
feet or 31.5%) are substantially less than the allowed maximums (6,212 or 35%, and 7,987 or
45%, respectively). Overall, the structural and eaves coverage decreases by approximately 35
square feet. The total increase in site coverage of approximately 361 square feet is due to
increased deck coverage of approximately 396 square feet.

The project includes grading consisting of approximately 1,010 cubic yards of cut and 200 cubic
yards of fill, resulting in a net export of approximately 810 cubic yards. The RMA - Public
Works Department applied a standard condition (Condition No. 20) to require the applicant to
submit a Construction Management Plan (CMP) for review and approval prior to issuance of
building or grading permits. The CMP shall include measures to minimize traffic impacts during
the grading and construction phases of the project. The applicant intends to minimize truck
travel on Highway 1 by identifying sites near the project that could accept the export. The
availability of sites will depend on the timing of the grading phase of the project. If other sites
are not available, then the material will be transported to the Marina landfill for disposition.

County records identify the project site is within an area of high sensitivity for prehistoric
cultural resources, and the project includes a Coastal Development Permit to allow development
within 750 feet of a known archaeological resource. An archaeological survey prepared for the

“project site concluded that there is no surface evidence of potentially significant archaeological

resources. The potential for inadvertent impacts to cultural resources is limited and will be
controlled by the use of the County’s standard project condition (Condition No. 3).

Slope: The project application includes a Coastal Development Permit for development on
slopes exceeding 30%. The existing residence was built on a steep slope, and there are no
alternative building sites on the subject property. The existing slope areas of the property have
been previously disturbed by structural development, retaining walls, deck supports, landscaping,
driveway, and miscellaneous site improvements. The proposed development will not increase
the area previously disturbed. Policy 2.7.4.1 of the Carmel Area Land Use Plan states that “All
development shall be sited and designed to conform to site topography and to minimize grading
and other site preparation activities.” The topography of the parcel significantly limits the
available building area. Staff has reviewed the project plans and visited the site to analyze
possible development alternatives. The parcel is essentially split in two by an area of 30% slope,
and development of the existing residence resulted in development on slope greater than 30%.

The upper portion of the parcel would significantly limit the building area, and result in greater
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impacts to visual resources. The lower portion of the parcel would place development much
closer to environmentally sensitive habitat. The proposed placement of the new structure
reduces visual impacts and avoids encroachment into areas of sensitive habitat. Furthermore, the
proposed residence was carefully designed to avoid slopes in excess of 30% as much as possible,
adhere to the site development standards, and blend with the surrounding topography and
environment. Based on the site limitations and plans provided, there is no feasible alternative
which would allow development to occur on slopes of less than 30%. In addition, due to the
potential for impacts to either visual resources or sensitive habitat by shifting the building
footprint, the proposed siting better achieves the goals, policies, and objectives of the Monterey
County Local Coastal Program than other development alternatives. Condition Nos. 4, 5, 6, and
13 have been applied to assure compliance with Section 20.64.230.E.2 of the Monterey County
Zoning Ordinance. :

Variance: The project application includes a request for a Variance to exceed the 18-foot height
limit to allow a height above average natural grade of approximately 21.73 feet (3.73 feet);
resulting in a net reduction of approximately 1.62 feet from the existing residence. Based on
staff review of the plans and site, the granting of a Variance satisfies the required findings in this
case: 1) it is an authorized use for the zoning regulations governing the parcel; 2) due to special
circumstances applicable to the subject property (i.e.; size, shape, topography, location of the lot,
and the surrounding area), the strict application of development standards in the Monterey
County Codes is found to deprive the subject property of privileges enjoyed by other property
owners in the vicinity under identical zoning classification; and 3) the variance shall not
constitute a grant of privileges inconsistent with the limitations upon other property owners in
the vicinity and zone in which such property is situated.

1) Authorized Use: The property has a zoning designation of Medium Density Residential, 2
units per acre, with a Design Control District Overlay and an 18-foot height limit, Coastal Zone
[“MDR/2-D (18) (CZ)”]. A single family dwelling is a principal allowed use in the MDR zone
(Section 20.12.040.A of the Monterey County Zoning Ordinance [Title 20]). Development
standards for the MDR zone are identified in Section 20.12.060 of Title 20. Required setbacks
for a residence in the MDR zone are 20 feet (front), 10 feet (rear), and 5 feet (sides). The
property is oriented with a front set back from Calle la Cruz Road along the south property line,
making the north property line the rear, and the east and west property lines side yards. The
proposed residence will remedy an existing legal nonconforming side setback on the west
property line. The project, as proposed, meets all applicable use and site development standards.

2) Special Circumstances: The zoning for the Carmel Meadows area requires an 18-foot height
limit for main structures. The intent of this regulation is to preserve the public viewshed. If the
applicant were to reduce the proposed height and expand the footprint of the residence, the
potential result would be increased visual impacts within the pubic viewshed and for the adjacent
properties. The residence is proposed at 21.7 feet above average natural grade, which represents
a height approximately 3.7 feet above the allowed maximum. The proposed height also
represents a net reduction of approximately 1.6 feet from the height of the existing residence.
There are special circumstances on the site that warrant a variance to allow exceedance of the
height limit provided there is no special privilege (Finding No. 10) and it is an authorized use
(Finding No. 8). The topography of the parcel significantly limits the available building area.
The site is restricted with a steep slope that essentially splits the property in two. The upper
portion of the parcel would significantly limit the building area, and result in greater impacts to
visual resources. The lower portion of the parcel would place development much closer to
environmentally sensitive habitat. The proposed placement of the new structure reduces visual
impacts and avoids encroachment into areas of sensitive habitat. Due to the potential for impacts
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to either visual resources or sensitive habitat by shifting or expanding the building footprint, the
proposed siting and height better achieve the goals, policies, and objectives of the Monterey
County Local Coastal Program.

3) Special Privilege: Allowing the proposed residence to exceed the height limit would not
constitute a special privilege. The applicant has requested the Variance to provide the same level
of enjoyment of the property as other property owners in the vicinity of the Carmel Meadows
neighborhood. Other property owners in the vicinity and under identical zoning classification
have been afforded the same privilege sought by the property owner of this application. The
adjacent property has been granted a similar entitlement (Kessler/PLN970312), which approved
a variance to exceed height by approximately 5.5 feet or 23.5 feet above average natural grade
(ANG). This variance actually increased the previously approved height by an additional 2 feet.
Similar to this project, the subject project proposes to exceed the limit above average natural
grade by approximately 3.7 feet. However, a key difference is that the subject project will result
in a net height reduction from the existing residence of approximately 1.6 feet. In addition, the
proposed height remains lower than the height of several adjacent residences because of the drop
in elevation from adjacent properties, and it retains a one story elevation on Calle la Cruz Street.
Other property owners enjoy similar privileges. The following list is a sampling of residences in
the neighborhood, and is not all-inclusive: 2737 Calle la Cruz, approximately 23.5 feet ANG;
2729 Calle la Cruz, approximately 22 feet above ANG; 2675 Ribera Road, approximately 20 feet
above ANG; 2665 Ribera Road, approximately 23.5 feet above ANG; and 2655 Ribera Road,
approximately 22.25 feet above ANG.

Viewshed: The property is located in an area identified as within the public viewshed on the
Carmel Area Land Use Plan (LUP) General Viewshed Map (Map A of the LUP), and the
property is visible from the following common public viewing areas: Highway 1, Scenic Drive,
and Carmel River State Beach. The policies of the Carmel Area LUP direct that development
within the viewshed must harmonize and be clearly subordinate to the natural scenic character of
the area (LUP Key Policy 2.2.2). In addition, the proposed development must conform to

applicable LUP Policies 2.2.3.1, 2.2.3.3,2.2.3.6, and 2.2.4.10.c. These policies direct 1) that the -

design and siting of structures shall not detract from the natural beauty of the public viewshed; 2)
that new development on slopes within the public viewshed shall be sited in areas where existing
topography can ensure that structures will not be visible from major public viewpoints and
viewing corridors; 3) that structures shall be subordinate to and blended into the environment; 4)
that structures located in the viewshed be designed so that they blend into the site and
surroundings; and 5) the height and bulk of buildings shall be modified as necessary to protect
the viewshed. ' '

The entire parcel, from at least one of the viewing areas listed above, is visible within the public
viewshed. Therefore, no building area on the parcel would ensure that structures would not be
visible from major public viewpoints and viewing corridors. Also, the topography of the parcel
significantly limits the available building area with regard to visual resources. However, the
applicant has designed the proposed residence to minimize impacts and has used the site
topography to blend the structure into the slope and swrrounding environment to the greatest
extent feasible. » ‘

Staff has reviewed the project plans and visited the site to analyze possible development
alternatives. Based on this review, and per the applicable policies, it is determined that the
design and siting does not detract from the natural beauty of the surrounding viewshed. The
proposed development also blends with the surrounding topography and environment,
harmonizes and is subordinate to the natural scenic character of the area. Moreover, the project
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will not result in an increase in bulk or mass visible within the public viewshed, nor result in any
new penetration of the natural skyline. The total increase in site coverage is approximately 361
square feet, all of which is attributed to an increase in deck coverage. The area of coverage of
the actual residence will decrease by approximately 35 square feet. The proposed colors (green
and natural stone) will blend with the natural scenic character of the area. The project, as
proposed and conditioned, is consistent with the policies of the Carmel Area Land Use Plan dealing
with visual resources and will have no significant impact on the public viewshed.
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EXHIBIT C
DRAFT RESOLUTION

Before the Zoning Administrator in and for the
County of Monterey, State of California

In the matter of the application of:

JAGGERS (PLN090253)

RESOLUTION NO. 10 -

Resolution by the Monterey County Zoning

Administrator:

1) Categorically exempting PLN090253 per Section

15302 of the CEQA Guidelines, and

2) Approving a Combined Development Permit
consisting of 1) a Coastal Administrative Permit
for the demolition of an existing 4,095 square
foot single family dwelling with 248 square feet
of deck and an attached 429 square foot garage,
the construction of a new 5,080 square foot single
family dwelling with an attached 670 square foot
garage and 644 square feet of deck, and cisterns,
2) a Coastal Development Permit to allow
development within 750 feet of a known
archaeological resource, 3) a  Coastal
Development Permit to allow development on
slope greater than 30 percent, 4) a Variance from
the 18 foot height limit to allow a height above
average natural grade of approximately 21.73 feet
(net reduction of approximately 1.62 feet from
the existing residence), 5) Design Approval, and
-grading consisting of approximately 1,010 cubic
yards of cut and 200 cubic yards of fill (net
export of approximately 810 cubic yards).

(PLN090253, Jaggers, 2741 Calle la Cruz, Carmel

Meadows, Carmel Area Land Use Plan, APN: 243-

031-033-000)

The Jaggers application (PLN090253) came on for public hearing before the Monterey
County Zoning Administrator on March 25, 2010. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and
other evidence presented, the Zoning Administrator finds and decides as follows:

FINDINGS

1. FINDING: CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development. _

EVIDENCE: a) During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:
- the Monterey County General Plan,
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b)

d
e)

g)

h)
JAGGERS (PLN090253)

- Carmel Area Land Use Plan,

- Carmel Area Coastal Implementation Plan

- Monterey County Zoning Ordinance (Title 20)
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.
The property is located at 2741 Calle la Cruz, Carmel Meadows
(Assessor’s Parcel Number 243-031-033-000), Carmel Area Land Use:
Plan. The parcel is zoned Medium Density Residential, 2 units per acre,
with a Design Control District Overlay and an 18-foot height limit,
Coastal Zone [“MDR/2-D (18) (CZ)”], which allows the construction of
single family residences with a Coastal Administrative Permit,
development within 750 feet of a known archaeological resource as a

~ conditional use with the approval of a Coastal Development Permit, and

development on slope greater than 30 percent as a conditional use with
the approval of a Coastal Development Permit. Therefore, the project is
an allowed land use for this site.

Slope: Development on slopes that exceeds 30% is prohibited unless
there is no feasible alternative that would allow development to occur
on slopes of less than 30%, or the proposed development better achieves
the goals, policies and objectives of the Monterey County General Plan
and applicable area plan than other development alternatives. See
Finding No. 7.

Variance: See Finding Nos, 8, 9 and 10.

Visual Resources/Public Viewshed: The property is s located in an area
identified on the Carmel Area Land Use Plan (LUP) General Viewshed
Map (Map A of the LUP), and the property is visible from the following
common public viewing areas: Highway 1, Scenic Drive, and Carmel
River State Beach. The policies of the Carmel Area LUP direct that
development within the viewshed must harmonize and be clearly
subordinate to the natural scenic character of the area (LUP Key Policy
2.2.2). Staff conducted site visits on August 6, 2009, and February 1,
2010, to assess the potential viewshed impacts of the project. Based on
these site visits, and the submitted plans, the project is consistent with the
Visual Resource policies of the Carmel Area LUP. See Finding No. 11.

Side Setback: Per Title 20, Section 20.12.060.C.1, the required side
setback is 5 feet. The existing residence has a side setback of only 2.7
feet on the west side of the property. The proposed residence will have
a setback of 13.3 feet on the west side and will correct this
nonconforming setback.

Archaeological Resources: County records identify the project site is
within an area of high sensitivity for prehistoric cultural resources, and
the project includes a Coastal Development Permit to allow
development within 750 feet of a known archaeological resource. An
archaeological survey prepared for the project site concluded that there
is no surface evidence of potentially significant archaeological
resources. The potential for inadvertent impacts to cultural resources is
limited and will be controlled by the use of the County’s standard
project condition (Condition No. 3).

The project planner conducted site inspections on August 6, 2009, and
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i)

2. FINDING:

EVIDENCE: a)

b)

JAGGERS (PLN090253)

February 1, 2010, to verify that the project on the subject parcel
conforms to the plans listed above.

- The project was referred to the Carmel Highlands Land Use Advisory

Committee (LUAC) for review. Based on the LUAC Procedure
guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application did warrant referral to the
LUAC because it involves a Variance and a Design Approval subject to
review by the Zoning Administrator. The Carmel Highlands LUAC
continued the item at a public meeting held on January 4, 2010, and
voted 4 — 2 to not support the project as proposed at a public meeting
held on February 1, 2010. Neighbors raised concerns regarding private
views and potential impacts to the neighborhood character.
Specifically, neighbors stated that the proposed residence is “too big”
for the area. No concerns were expressed about potential impacts to the
public viewshed. However, the Carmel Area LUP does not protect
private views, and staff has determined the project is consistent with the
existing character of the neighborhood. Staff identified that three of
four adjacent properties all have residences of a similar or larger
footprint than that proposed by the project applicant. The fourth
property, which is only .3 acres, has a residence of 4,475 square feet.
This would equate to a residence of 6,116 square feet on the applicant’s
parcel of .41 acres. Yet, the applicant is proposing a residence over
1,000 square feet below this amount. The LUAC members also
commented during the public meeting that the proposed residence is
well-designed to minimize visual impacts. The site coverage and floor
area ratio proposed by the applicant remain significantly below the
allowed maximums and most of the increase in floor area will be on the
lower level. The applicant also reduced the height by approximately .5
feet in order to address the neighbor’s concerns.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN090253.

SITE SUITABILITY - The site is physmally suitable for the use
proposed.
The project has been reviewed for site suitability by the followmg
departments and .agencies: RMA - Planning Department, Carmel
Highlands Fire Protection District, RMA - Public Works Department,
Environmental Health Division, and 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.
Staff identified potential impacts to Blologlcal Resources and
Archaeological Resources. The project is consistent with applicable
policies and regulations. Technical reports by outside consultants
indicated that there are no physical or environmental constraints that
would indicate that the site is not suitable for the use proposed. County
staff independently reviewed these reports and concurs with their
‘conclusions. The following reports have been prepared:

- Biological Resources Report (LIB090486) prepared by Califauna,
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d)

3. FINDING:

EVIDENCE: a)

b)

| )
4. FINDING:

EVIDENCE: a)
b)
c)

d)

JAGGERS (PLN090253)

. Pebble Beach, California, September 27, 2009.

- Preliminary Archaeological Reconnaissance (LIB090487) prepared
by Archaeological Consulting, Salinas, California, September 10,
2009.

- Geotechnical Investigation (LIB090488) prepared by Soil Surveys,
Inc., Salinas, California, April 14, 2009.

Staff conducted site inspections on August 6, 2009, and February 1,
2010, to verify that the site is suitable for this use.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN090253.

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.

The project was reviewed by the RMA - Planning Department, Carmel
Highlands Fire Protection District, RMA - Public Works Department,
Environmental Health Division, and Water Resources Agency. The
respective departments/agencies have recommended conditions, where
appropriate, to ensure that the project will not have an adverse effect on
the health, safety, and welfare of persons either residing or working in
the neighborhood.

Necessary public facilities are available. The existing residence has
public water and sewer connections (Cal Am and Carmel Area
Wastewater District, respectively). The proposed residence  will
continue to use these same connections. The Environmental Health
Division reviewed the project application, and did not require any
conditions of approval. '
Preceding findings and supporting evidence for PLIN090253.

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.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on the subject property.

Staff conducted site inspections on August 6, 2009, and February 1,
2010, and researched County records to assess if any violation exists on
the subject property.

There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.
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5. FINDING:

-EVIDENCE: a)

b)

c)

d)

6. FINDING:

EVIDENCE: a)

JAGGERS (PLN090253)

CEQA (Exempt): - The project is categorically exempt from
environmental review and no unusual circumstances were identified to
exist for the proposed project.

California Environmental Quality Act (CEQA) Guidelines Section
15302 (Class 2) categorically exempts the replacement or
reconstruction of existing structures and facilities where the new
structure will be located on the same site as the structure replaced and
will have substantially the same purpose and capacity as the structure
replaced.

The project consists of the demolition of an existing 4,095 square foot
single family dwelling with 248 square feet of deck and an attached 429
square foot garage, the construction of a new 5,080 square foot single
family dwelling with an attached 670 square foot garage and 644 square
feet of deck. The project also includes grading consisting of
approximately 1,010 cubic yards of cut and 200 cubic yards of fill,
resulting in a net export of approximately 810 cubic yards. The RMA -
Public Works Department applied a standard condition (Condition No.
20) to require the applicant to submit a Construction Management Plan
(CMP) for review and approval prior to issuance of building or grading
permits. The CMP shall include measures to minimize traffic impacts
during the grading and construction phases of the project. The
applicant intends to minimize truck travel on Highway 1 by identifying
sites near the project that could accept the export. The availability of
sites will depend on the timing of the grading phase of the project. If
other sites are not available, then the material will be transported to the
Marina landfill for disposition. The project, as proposed, is consistent
with the Class 2 categorical exemption per Evidence 5a above.

No adverse environmental effects were identified during staff review of
the development application during site visits on August 6, 2009, and
February 1, 2010.

Exceptions to exemptions listed in Section 15300.2.a-f are inapplicable.
The project does not involve: - a designated historical resource, a
hazardous waste site, unusual circumstances that would result in a
significant effect, development that would result in a cumulatively
significant impact, nor development ‘in a particularly sensitive
environment. The project site is located within view of a scenic
highway; however, the development proposed is consistent with the
existing development on the site and in the area, and will not result in a
significant impact to visual resources. See Finding No. 11.

See preceding and following findings and supporting evidence.

PUBLIC ACCESS — The project is in conformance with the public
access and recreation policies of the Coastal Act (specifically Chapter 3
of the Coastal Act of 1976, commencing with Section 30200 of the
Public Resources Code) and Local Coastal Program, and does not
interfere with any form of historic public use or trust rights.

No access is required as part of the project as no substantial adverse

~ impact on access, either individually or cumulatively, as described in

Section 20.146.130 of the Monterey County Coastal Implementation
Plan can be demonstrated.
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7. FINDING:

EVIDENCE: a)

b)

d

JAGGERS (PLN090253)

The subject property is not described as an area where the Local Coastal
Program requires public access (Figure 3, Public Access Map, in the
Carmel Area Land Use Plan).

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

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.

The project planner conducted a site inspection on August 6, 2009.

DEVELOPMENT ON SLOPE — There is no feasible alternative which
would allow development to occur on slopes of less than 30%.

In accordance with the applicable policies of the Carmel Area Land Use
Plan and the Monterey County Zoning Ordinance (Title 20), a Coastal
Development Permit is required and the authority to grant said permit
has been met.

The project includes application for development on slopes exceeding
30%. The existing residence was built on a steep slope, and there are no
alternative building sites on the subject property. The existing slope
areas of the property have been previously disturbed by structural
development, retaining walls, deck supports, landscaping, driveway,
and miscellaneous site improvements. The proposed development will
not increase the area or coverage previously disturbed.

The project application includes development on slopes exceeding 30%.
Policy 2.7.4.1 of the Carmel Area Land Use Plan states that “All
development shall be sited and designed to conform to site topography
and to minimize grading and other site preparation activities.” The
topography of the parcel significantly limits the available building area.
Staff has reviewed the project plans and visited the site to analyze
possible development alternatives. The parcel is essentially split in two
by an area of 30% slope, and development of the existing residence
resulted in development on slope greater than 30%. The upper portion
of the parcel would significantly limit the building area, and result in
greater impacts to visual resources. The lower portion of the parcel
would place development much closer to environmentally sensitive
habitat. The proposed placement of the new structure reduces visual
impacts and avoids encroachment into areas of sensitive habitat.
Furthermore, the proposed residence was carefully designed to avoid
slopes in excess of 30% as much as possible, adhere to the site
development standards, and blend with the surrounding topography and
environment. Based on the site limitations and plans provided, there is
no feasible alternative which would allow development to occur on
slopes of less than 30%. In addition, due to the potential for impacts to
either visual resources or sensitive habitat by shifting the building
footprint, the proposed siting better achieves the goals, policies, and
objectives of the Monterey County Local Coastal Program than other
development alternatives. .
The Zoning Administrator shall require such conditions and changes in
the development as it may deem necessary to assure compliance with
Section 20.64.230.E.2 of the Monterey County Zoning Ordinance
(Condition Nos. 4, 5, 6, 11, and 13).
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g)

8. FINDING:

EVIDENCE: a)

b)

9. FINDING:

EVIDENCE: a)

b)

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.

The project planner conducted site inspections on August 6, 2009, and
February 1, 2010.

The subject project minimizes development on slopes exceeding 30% in
accordance with the applicable goals and policies of the applicable area
plan and zoning codes.

VARIANCE (Authorized Use) — The Variance shall not be granted for
a use or activity which is not otherwise expressly authorized by the
zone regulation governing the parcel of property.

The property has a zoning designation of Medium Density Residential,
2 units per acre, with a Design Control District Overlay and an 18-foot
height limit, Coastal Zone [“MDR/2-D (18) (CZ)™].

A single family dwelling is a principal allowed use in the MDR zone
(Section 20.12.040.A of the Monterey County Zoning Ordinance [Title
20]). Development standards for the MDR zone are identified in
Section 20.12.060 of Title 20. Required setbacks for a residence in the
MDR zone are 20 feet (front), 10 feet (rear), and 5 feet (sides). The
property is oriented with a front set back from Calle la Cruz Road along
the south property line, making the north property line the rear, and the
east and west property lines side yards. The proposed residence will
remedy an existing legal nonconforming side setback on the west
property line. The project, as proposed, meets all applicable use and
site development standards.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.

VARIANCE (Special Circumstances) - Because of special
circumstances applicable to the subject property, including the size,
shape, topography, location of the lot, or the surrounding area, the strict
application of development standards in the Monterey County Codes is
found to deprive the subject property of privileges enjoyed by other
property owners in the vicinity under identical zoning classification.
The zoning for the Carmel Meadows area requires an 18 foot height
limit for main structures. The intent of this regulation is to preserve the
public viewshed. The residence is proposed at 21.73 feet above average
natural grade, which represents a height approximately 3.73 feet above
the allowed maximum. The proposed height also represents a net
reduction of approximately 1.62 feet from the height of the existing
residence.

There are special circumstances on the site that warrant a variance to
allow exceedance of the height limit provided there is no special
privilege (Finding No. 10) and it is an authorized use (Finding No. 8).
The topography of the parcel significantly limits the available building
area. The site is restricted with a steep slope that essentially splits the
property in two. The upper portion of the parcel would significantly

- limit the building area, and result in greater impacts to visual resources.

JAGGERS (PLN090253)

The lower portion of the parcel would place development much closer
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d)

10. FINDING:

EVIDENCE: a)

b)

d)

JAGGERS (PLN090253)

to environmentally sensitive habitat. The proposed placement and
height of the new structure reduces visual impacts and avoids
encroachment into areas of sensitive habitat. Due to the potential for
impacts to either visual resources or sensitive habitat by shifting or
expanding the building footprint, the proposed siting and height better
achieve the goals, policies, and objectives of the Monterey County
Local Coastal Program. v

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN(090253.

The project planner conducted site inspections on August 6, 2009, and
February 1, 2010, to verify the circumstances related to the property.

VARIANCE (Special Privileges) - The variance shall not constitute a
grant of privileges inconsistent with the limitations upon other property
owners in the vicinity and zone in which such property is situated.

The zoning for the Carmel Meadows area requires an 18-foot height
limit for main structures. The intent of this regulation is to preserve the
public viewshed. The residence is proposed at 21.7 feet above average
natural grade, which represents a height approximately 3.73 feet above

- the allowed maximum. The proposed height also represents a net

reduction of approximately 1.6 feet from the height of the existing
residence, and would not result in an increase of visual impacts to the
public viewshed. Site constraints regarding slope and avoidance of
sensitive habitat restrict the possible location where a residence can be
sited and best meet the policies of the Carmel Area Land Use Plan.
However, the applicant has designed the proposed residence to
minimize impacts and has used the site topography to blend the
structure into the slope and surrounding environment to the greatest
extent feasible. Therefore, allowing the proposed residence to exceed
the height limit would not constitute a special privilege.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.

The project planner conducted site inspections on August 6, 2009, and
February 1, 2010, to identify circumstances related to other property in
the vicinity and in the same zoning district.

Other property owners in the vicinity and under identical zoning
classification have been afforded the same privilege sought by the
property owner of this application. The adjacent property has been
granted a similar entitlement (Kessler/PLN970312), which approved a
variance to exceed height by approximately 5.5 feet or 23.5 feet above
average natural grade. This variance actually increased the previously
approved height by an additional 2 feet. Similar to this project, the
subject project proposes to exceed the limit above average natural grade
by approximately 3.7 feet. However, a key difference is that
PLN090253/Jaggers will result in a net height reduction from the
existing residence of approximately 1.6 feet. In addition, the proposed
height remains lower than the height of several adjacent residences

because of the drop in elevation from adjacent properties, and it retains

a one story elevation on Calle la Cruz Street. Other property owners
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11. FINDING:
EVIDENCE: a)

b)

JAGGERS (PLN090253)

enjoy similar privileges. The following list is a sampling of residences
in the neighborhood, and is not all-inclusive: 2737 Calle la Cruz,
approximately 23.5 feet above average natural grade (ANG); 2729
Calle la Cruz, approximately 22 feet above ANG; 2675 Ribera Road,
approximately 20 feet above ANG; 2665 Ribera Road, approximately
23.5 feet above ANG; and 2655 Ribera Road, approximately 22.25 feet
above ANG. ‘ :

VIEWSHED - The subject project minimizes development within the
viewshed in accordance with the applicable goals and policies of the
applicable area plan and zoning codes.

Due to the parcel location, the project includes development within a
public viewshed. Specifically, the property is visible from Scenic Road,
Highway 1, and the Carmel River State Beach.

The property is located in an area identified on the Carmel Area Land
Use Plan (LUP) General Viewshed Map (Map A of the LUP), and the
property is visible from the following common public viewing areas:
Highway 1, Scenic Drive, and Carmel River State Beach. The policies
of the Carmel Area LUP direct that development within the viewshed
must harmonize and be clearly subordinate to the natural scenic
character of the area (LUP Key Policy 2.2.2). In addition, the proposed
development must conform to applicable LUP Policies 2.2.3.1, 2.2.3.3,
2.2.3.6, and 2.2.4.10.c. These policies direct 1) that the design and
siting of structures shall not detract from the natural beauty of the
public viewshed, 2) that new development on slopes within the public
viewshed shall be sited in areas where existing topography can ensure
that structures will not be visible from major public viewpoints and
viewing corridors, 3) that structures shall be subordinate to and blended
into the environment, 4) that structures located in the viewshed be:
designed so that they blend into the site and surroundings, and 5) the
height and bulk of buildings shall be modified as necessary to protect
the viewshed.

The entire parcel, from at least one of the viewing areas listed above, is
visible within the public viewshed. Therefore, no building area on the
parcel would ensure that structures would not be visible from major
public viewpoints and viewing corridors. Also, the topography of the
parcel significantly limits the available building area with regard to
visual resources. However, the applicant has designed the proposed
residence to minimize impacts and has used the site topography to blend
the structure into the slope and surrounding environment to the greatest
extent feasible. The County has reviewed the project plans and visited
the site to analyze possible development alternatives. Based on this
review, and per the applicable policies, it is determined that the design
and siting does not detract from the natural beauty of the surrounding
viewshed, that the proposed development blends with the surrounding
topography and environment, that the proposed development
harmonizes and is subordinate to the natural scenic character of the
area, and the proposed development will not result in an increase in
bulk or mass visible within the public viewshed nor result in any new
penetration of the natural skyline. The total increase in site coverage is
approximately 361 square feet, all of which is attributed to an increase
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in deck coverage. The area of coverage of the actual residence will
decrease by approximately 35 square feet. The proposed colors (green
and natural stone) will blend with the natural scenic character of the
area.

d) The project, as proposed and conditioned, is consistent with the policies of
the Carmel Area Land Use Plan dealing with visual resources and will
have no significant impact on the public viewshed.

e) The project planner conducted site inspections on August 6, 2009, and
February 1, 2010, to verify that the project minimizes development
within the viewshed, and to assess the potential viewshed impacts of the
project. Based on these site visits, and the submitted plans, the project is
consistent with the required policies identified above.

f) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090253.

12. FINDING: APPEALABILITY - The decision on this project may be appealed to the

Board of Supervisors and the California Coastal Commission.

EVIDENCE: a) Board of Supervisors: Section 20.86.030 of the Monterey County

Zoning Ordinance allows an appeal to be made to the Board of
Supervisors by any public agency or person aggrieved by a decision of
an Appropriate Authority other than the Board of Supervisors.

b) Coastal Commission: Section 20.86.080.A.1 and A.3 of the Monterey
County Zoning Ordinance (Title 20). Approved projects between the
sea and the first through public road paralleling the sea, and approved
projects involving development in the underlying zone as a conditional
use, are appealable to the Coastal Commission.

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator
does hereby: ,

A.
B.

Categorically exempt PLN090253 per CEQA Guidelines Section 15302; an

Approve a Combined Development Permit consisting of 1) a Coastal Administrative
Permit for the demolition of an existing 4,095 square foot single family dwelling with
248 square feet of deck and an attached 429 square foot garage, the construction of a
new 5,080 square foot single family dwelling with an attached 670 square foot garage
and 644 square feet of deck, and cisterns, 2) a Coastal Development Permit to allow
development within 750 feet of a known archaeological resource, 3) a Coastal
Development Permit to allow development on slope greater than 30 percent, 4) a
Variance from the 18 foot height limit to allow a height above average natural grade
of approximately 21.73 feet (net reduction of approximately 1.62 feet from the
existing residence), 5) Design Approval, and grading consisting of approximately
1,010 cubic yards of cut and 200 cubic yards of fill (net export of approximately 810
cubic yards), in general conformance with the attached sketch (Exhibit 2) and subject
to the conditions (Exhibit 1), both exhibits being attached hereto and incorporated
herein by reference.

JAGGERS (PLN090253) - Page 16



PASSED AND ADOPTED this 25™ day of March, 2010.

MIKE NOVO, ZONING ADMINISTRATOR

COPY OF THIS DECISION MAILED TO APPLICANT ON

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED
AND SUBMITTED TO THE CLERK TO THE BOARD ON OR BEFORE

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE
COASTAL COMMISSION. UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE
COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION,
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE
300, SANTA CRUZ, CA.

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with
the Court no later than the 90th day following the date on which this decision becomes final.

NOTES

1. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect.

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use
conducted, otherwise than in accordance with the conditions and terms of the permit granted or
until ten days after the mailing of notice of the granting of the permit by the appropriate authority,
or after granting of the permit by the Board of Supervisors in the event of appeal.

Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building
Services Department office in Salinas.

2. This permit expires 3 years after the above date of granting thereof unless construction or use is
started within this period.

JAGGERS (PLN090253) Page 17
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EXHIBIT D
VICINITY MAP

PLN090253 — Jaggers

Zoning Administrator
March 25, 2010
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EXHIBIT E
- ADVISORY COMMITTEE MINUTES

PLN090253 — Jaggers

Zoning Administrator
March 25, 2010



Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2™ Floor
Salinas CA 93901
(831) 755-5025

Advisory Committee: Carmel Unincorporated/Highlands
Please submit your recommendations for this application by: February 1, 2010

Project Title: JAGGERS KURT R & SUZANNE K JAGGERS Item continued from 1/4/10 meeting

File Number: PLN090253

File Type: ZA

Planner: SIDOR

Location: 2741 CALLE LA CRUZ CARMEL

Project Description: .
Combined Development Permit consisting of: 1) a Coastal Administrative Permit for the demolition of an existing 3,460 square foot
single family dwelling with an attached 429 square foot garage, and the construction of a new 4,910 square foot single family dwelling
with an attached 670 square foot garage; 2) a Coastal Development Permit to allow development within 750 feet of a known
archaeological resource; 3) a Coastal Development Permit to allow development on slope greater than 30 percent; 4) a Variance; and
5) Design Approval. Grading consisting of approximately 1,100 cubic yards of cut and 200 cubic yards of fill (net 900 cubic yards of
export). The property is located at 2741 Calle La Cruz, Carmel (Assessor's Parcel Number 243-03 1-033-000), Carmel Meadows,
Carmel Land Use Plan area, Coastal Zone.

‘Was the Owner/Applicant/Representative Present at Meeting? Yes ‘/ No
T Eriblandsm

PUBLIC COMMENT:
Name Site Neighbor? Issues / Concerns
(suggested changes)
YES NO
Tenslnhan O avikev Questionzd hegkt m e
2755 Ribeva R v/ S eetnod. O
Steve Mg2as ookin d”f‘m ToNe WVIRT
beva RS- v GO el RWor hRssen
ATGS Ck'“ gropered nane :/_((ﬁmsh\fmdr\
{ eV e @%‘iw v—.q\/d ome.
Xovh e \eNS oV S ™
e =\ haxrme - Vool wueia
Tanet @avkov {avAeY. ‘
27558 Rike= e \f C o G A doocudy mass\
o8 A .




LUAC AREAS OF CONCERN

Suggested Changes -
C /1 ) . ge ges
(e.g. siteolz;f)xl‘::f neisgsggf)rhood POllcy/OrI(ilIn{ance Reference to address concerns
compatibility; visual impact, etc) (If Known) (e-g. relocate(;i reduce hfl)ght; move
road access, etc
News ey @W\iawé\ A0 Requlahims v Buthpnont Redyos msss
€0 wravned G0 B 6)3&(7\-&# AO0. A6 OAD y
g =2A4734€ —1—130 Massiue D@F;mkh ons Z. @_h(sg, RC:Q/UQE. ’&)n;oum
N eel) )hw o)
Slope. v v Bree. 5"70M ‘L“’_‘g)\‘;o @vg?;?m;
not oo aMo Z.0. 146 o200 \[qu @‘SD}J\@@s ’T"\rdgc/&;;\'\eﬁcw
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adshig fov hhoqur z6o, &G, 8 - Evosie wmboaém
Ngab&é&m S 5,7{(—_ A C.Aencaal Deisert p\m:ht' itax\c\ws
Sire oa( mrowc chd \Geahovr o \*\m\f\\‘ 29 pe d st b‘hvw\
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ADDITIONAL LUAC COMMENTS ‘e envivonmertt.

hWeanty otaded ovev AL WJ&ZSN’ P vesdonte s ZV T e
il (cdvehior 02 6% tess than qf:::hnﬁ A ovre

Revieed vood hm«gwir e masdey bedwoow has been LsosaA \oﬁ \9
e. voof chendion leus=a.
Stud  looks N\avae & m'a%zuc, @«m» @ﬂdc/:c, ’\Jkﬁvi\(h-s\
’alv‘caﬁ e Corwnel R Stake. Peacky, S ek Ta. &3V

L Roay ‘a’T‘” CAGS AvERs on AT and cast clevshuons

RECOMJVXEEL \(Xlrfo 'Cwo@ ﬁfl \o Bord Osidiife  of Casmwneh Riven lrAcem.

Motion by: \UE/\WCN‘ rnotLon To d &f\\)l (LUAC Member's Name)
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Support Project as proposed
\/_ Recommend Changes (as noted above)
Continue the Item

Reason for Continuance:
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EXHIBIT F
TECHNICAL REPORT

PLN090253 — Jaggers

Zoning Administrator
March 25, 2010



CALIFAUNA

JEFFREY B. FROKE, PH.D. TEL: (831) 224-8595
3158 BIRD ROCK ROAD FAX: (831) 649-3765
PEBBLE BEACH, CA 93953 JBFROKE@MAC.COM
Date: Sunday, 27 Scptember 2009

Mecmo to:  Jon Elflandson, AIA

Subject: Letter Reportre Biological Resources of 2741 Calle de Cruz, Carmel, CA
APN: 243-031-33

PLN: N/A

GLEOG: lat 36.534077 // lon -121.924901 @ 50-70 ft ASL

INTRODUCTION

The objective of this rcport is accurate biological information to mecct the
rcquircments of the County of Montercy (RMA Planming & Building Inspection), and

to support its determination of cffect regarding the ‘proposcd project (residential

~ demolition and new construction). Representing the Applicant’s plans and designs,

this study rclicd on materials including an Iixisting Usc Site Plan and Proposcd. Site
Plan as wcre prepared by project architect Jon Sather Lrlandson ALA. This report is
bascd on a rceent and thorough ficld investigation made of the entire property (17,749
ac) on Sundajr, 06 Scptember 2009. Along with ficld notes, the record includes a
uscful scrics of digital ground and acrial photographs representing onsite landscape

and vegetative cover conditions.
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FINDINGS

The cxisting site is overlain with a largc residence and open paved and vegetated arcas
on three side, N, S, and E (sce attached Figure 1 and 2). The West side closcly abuts an
adjacent housc (Figure 3).  Vegetation, which consists cntircly of maintained and
ruderal plént cover is discontiguous with native vegetation and habitat that cover a
broadcning and stcep slope that extends N from the property to a better defined
mixcd natural and ruderal habitat closcr to Carmel Lagoon (Figurc 4). There is a steep
and overgrown garden sctting at the extreme NW corner of the property -- away from -
the project arca -- that incorporates most of the onsite plants listed below and features
scveral multi-stemmed California Live Oaks. Following arce the principal onsite plant
specics, nonc of which arc subject to special governmental conscrvation or
management 'listings, cxcept that sceveral plants arc nonnative weed specics that are

widcly prioritized for reduction and removal mx the local coastal and foothill region.

Onsile Plants

Native Species: California Live Oak; Coyotcbrush;

Lixotic Llillside Specics:  1limalayan Blackberry; leeplant (Caprobrotus); Southern
llcaven-Bamboo (Vandina); assorted other bamboos; ycllow
ginger (Hedychium)

Lixotic Yard Species: Large-leaved llydrangcag floribunda roscs; unid. junipers

Impacts Lo Native Plants

Most of the onsite vegetation that will be disturbed or removed to accommodate the
proposcd construction consists of nonnative specics. llowever unlikely, it is not clear

from the Proposed Site Plan whether the six (6) mature live oaks (6-12 inch @ d.b.h.) '
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will be indircctly affeccted (wimmed or re-landscaped) by the proposed new
construction. If no cffect, adequate in-project and post-projcct carc should include
protection against increascd or dirceted surface drainage that could threaten the oak
roots; and if an cffcct, planting an cqual number of oaks (15-25 gallon) would sufficc as

mitigation.

Wildlife

The wild fauna that inhabits the property or its immediate vicinity includes Striped
Skunk, Raccoon, and at lcast two in-housc rodents, plus Western Scrub-Jays, Northern
Mockingbird, Song Sparrow, White-crowned Sparrow and probably .Bushtit,» Golden-
crowncd Sparrow and other common songbirds, Other common specics arc cxpected
to inhabit the site, ¢.g., American Crow, Coyote, ct al. No cvidence of nesting raptors
was obscrved or cxpcctcd on the property. The project site includes a limited amount
of appreciable wildlife habitat, and outside of the oaks, there are no arcas of special

note or status that would indicatc mitigation when removed or directly impacted.

Summary & Conclusion

The nonstructural portions of the project sitc arc composcd of a common and largcly
rudcral hi]lside habitat that is dominated by nonnative and weedy plant species. No
noteworthy disturbance or significant negative cffect to native flora and/or fauna will
likcly occur as the result of construction. There is one caveat, however: If approved
construction were to start during the general nesting scason for local birds (March-
August), a qualificd ornithologist should be rctaincd to survey for potential nesting
activity and nests.  If native nesting birds would be jeopardized by construction

activitics, the ornithologist should preseribe a protocol for bird and nest protection,
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onc that would stay in cffect until nesting is concluded. The protocol might range
from crecting a scrcen between the nest sitc and construction works to staging

construction to avoid work in the immediate vicinity of the nest until young have

fledged or nesting is otherwise concluded.

This concludes my report and opinion concerning the property’s principal biological

resources and the likelihood for adverse cffects as the result of the proposed project.

Signed,

o

- Jeffrey Benjamin Froke, Ph.D.
Consulting cologist / Ornithologist

" Attachments:

Figures 1 - 4: site photographs
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Figures 1 & 2. Front (1) and back (2) of the cxisting residence, 2741 Calle de la Cruz,

Carmcl, Montercy County, CA (06 Scptember 2009).
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Figures 3 & 4. W side of residence (3), and steep hillside garden at extreme NW
corncer, 2741 Calle de la Cruz, Carmel, Montercy County, CA (06 Scp 2009).
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