
MONTEREY COUNTY ZONING ADMINISTRATOR

Meeting : May 27, 2010

	

Time : 1: 30 P.M Agenda Item No . : [
Project Description : Combined Development Permit consisting of: 1) a Coastal Administrativ e
Permit and Design Approval to allow the construction of a 7,628 square foot two-story singl e
family dwelling, an attached 1,399 square foot 4-car garage, 560 square feet of retaining walls, an d
947 square feet of terraces, balconies, and patios ; 2) a Coastal Development Permit and Design
Approval to allow the construction of an 850 square foot caretaker unit; 3) a Coastal Development
permit to allow the removal of 22 Coast live oak and 25 Monterey pine trees ; 4) a Coastal
Development Permit to allow development within 100 feet of an environmentally sensitive habita t
area; and 5) a Variance to exceed the Pescadero Watershed structural limitation of 5,000 squar e
feet by 1,477.2 square feet . The project includes pervious surfaces for the new driveway, moto r
courts and guest parking area for a total of 10,955 square feet and associated grading o f
approximately 900 cubic yards of cut and 300 cubic yards of fill .
Project Location : 1573 Riata Road, Pebble Beach APN : 008-341-019-00 0
Planning File Number : PLN090157 Owner : Rollins, Larry

Agent : International Design Group
Planning Area : Del Monte Forest Area Land Use Plan Flagged and staked : Yes
Zoning Designation : "LDR/1 .5 (CZ) [Low Density Residential, 2 .5 acres per unit (Coastal Zone)]
CEQA Action : Categorically Exempt per Section 15303 (a)

Department : RMA - Planning Department

RECOMMENDATION :
Staff recommends that the Zoning Administrator adopt a resolution (Exhibit C) to :

1)

	

Categorically exempt the project from environmental review pursuant to Sectio n
15303 of the CEQA Guidelines ; and

2)

	

Approve the Combined Development Permit (PLN090157), based on the findings and
evidence and subject to the conditions of approval (Exhibit C) :

PROJECT OVERVIEW :
The subject property is a 2 .41 acre triangular shaped parcel located at 1573 Riata Road, Pebbl e
Beach (Assessor's Parcel Number 008-341-019-000), east of the intersection of Palmero Way and
Riata Road, with Palmero Way bounding the eastern property line and Riata Road bounding th e
southern property line . Zoning for the property is "LDR/1 .5 (CZ)" or "Low Density Residential ,
2.5 acres per unit (Coastal Zone) ." The lot is undeveloped and heavily forested with native oak
and pine -trees with grass and brush understory vegetation .

	

- - -_

The applicant proposes to construct a single family dwelling with an attached garage and a caretaker
unit. Other site improvements include a driveway, motor courts, guest parking areas, and retainin g
walls . Development of the project will require grading of approximately 900 cubic yards of cu t
and 300 cubic yards of fill, vegetation removal, and the removal of 22 Coast live oak and 2 5
Monterey pine trees . Pursuant to the regulations that govern the subject property containe d
within the Del Monte Forest Land Use Plan, Del Monte Forest Coastal Implementation Plan, and
Monterey County Zoning Ordinance, Title 20, the applicant is required to obtain a Combined
Development Permit prior to the issuance of any grading or building permits . In addition, the
project proposes to have 6,477 .2 square feet of structural coverage and 1507 .8 square feet of
impervious surface coverage for an overall total of 7,985 square feet . Although this meets th e
overall coverage requirement of 9,000 square feet of the Del Monte Forest Land Use Plan
Pescadero Watershed Policy, the project requires a variance to exceed the structural limitation o f
5,000 .
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CEQA Guidelines exempt the construction of single family dwellings and accessory structures .
No unusual circumstances were identified to exist on the property or for the proposed project.
Therefore, the project is found to be categorically exempt from environmental review .

A detailed discussion of the project is attached as Exhibit B .

OTHER AGENCY INVOLVEMENT : The following agencies and departments reviewed thi s
project :

RMA - Public Works Department
Environmental Health Division
Water Resources Agency
Pebble Beach Community Services District
California Coastal Commission

Agencies that submitted comments are noted with a check mark ("AI") . Conditions recommended
by the Public Works Department, Water Resources Agency, and Pebble Beach Community
Services District have been incorporated into the Condition Compliance/Mitigation Monitoring
and Reporting Plan attached as Exhibit 1 to the draft resolution (Exhibit C) .

Based on 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 include s
a Variance to the Pescadero Watershed structural coverage limitation of 5,000 square feet .
Therefore, the project was referred to the Del Monte Forest Land Use Advisory Committee
(LUAC) for review.at the November 5, 2009 hearing . The LUAC recommended approval of the
project with a vote of 6 to 0, with one member absent. Comments included reduction of the
driveway to decrease pavement surface and tree removal . Subsequently, the applicant modified
the project and tree removal was reduced from 27 oak and 27 pine trees to 22 Coast live oak and
25 Monterey pine trees .

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

Anna Y/Quen'ga, Assistant Planner
(831) 755-5175, quengaav@co .monterey .ca.us

May 5, 201 0

cc: Front Counter Copy ; Zoning Administrator; Pebble Beach Community Service s
District ; Public Works Department ; Environmental Health Division ; Water Resources
Agency; California Coastal Commission ; Laura Lawrence, Planning Services Manager;
Anna V. Quenga, Project Planner; Carol Allen, Senior Secretary; Larry Rollins, Owner ;
International Design Group, Agent ; Planning File PLN090157 .

	

Attachments : Exhibit A

	

Project Data Sheet

	

Exhibit B

	

Project Discussio n

	

Exhibit C

	

Draft Resolution, including :
1. Conditions of Approval
2. Site Plan, Floor Plan and Elevations
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Exhibit D

	

Replanting Plan
Exhibit E

	

Del Monte Forest Land Use Advisory Committee Minute s
Exhibit F

	

Vicinity Map

This report was reviewed by Laura La

	

ing Services Manager

ROLLINS (PLN090157)

	

Page 3



EXHIBIT A
Project Information for (PLN090157)

Primary APN : 008-341-019-00 0
Coastal Zone : Yes

Zoning : LDR/1 .5-D(CZ )
Plan Designation : Low Density Res

Final Action Deadline : 4/23/201 0

Project Title :
Location :

Applicable Plan :
Permit Type :

Environmental Status :
Advisory Committee :

Rollins
1573 Riata Road
Pebble Beac h
Del Monte Forest LU P

Exempt per 15303(a)
Del Monte Forest LUAC

Project Site Data :

Lot Size : 2.41 ac

Existing Structures (sf) : 0
Proposed Structures (sf) : 9,877 sq ft

Total Square Feet: 9,877 sq ft

Coverage Allowed : 15%
Coverage Proposed : 7%

Height Allowed : 30'
Height Proposed : 29' 2"

FAR Allowed : 17.5%
FAR Proposed : 9%

Resource Zones and Reports

Erosion Hazard Zone:
Soils/Geo. Report #

Mod
N/A

Environmentally Sensitive Habitat :
Botanical Report # :

Yes
LIN09044 2
LIB10012 0

Forest Mgt . Report # : LIB090441 Geologic Hazard Zone :
LIB10012 1

Archaeological Sensitivity Zone :
Archaeological Report # :

Fire Hazard Zone :

Hig h
LIB090440

Very High

Geologic Report # :

Traffic Report # :

N/A

N/A

Other Information :

Public Sewage Disposa lWater Source : Public

Water District/Company : Cal AM

(method) :

Sewer District Name : PBCSD

Fire District : Grading (cubic yds) : 900 yds3 cut/

Tree Removal (Count/Type) :

300 yds3 fil l

22 Coast Live Oak s
25 Monterey Pines



EXHIBIT B
DISCUSSION

Project Overview
The subject property is located at 1573 Riata Road, Pebble Beach, within the Del Monte Fores t
Land Use Plan area. The property slopes from the northeast down to the southwest, with slope s
in excess of 30% at the northern property line . The undeveloped lot is heavily forested with the
majority of vegetation concentrated within a 60-foot strip along the northern property line . The
remaining area of the parcel also contains many oak and pine trees ; however, there is far more
spacing between the trees in this area . The grassland understory where the proposed
development is to occur contains sparse burls of manzanita with larger clusters located along the
southern and eastern property lines . The property's land use designation is Low Density
Residential with similar designations within the vicinity and the well established neighborhoo d
the property is located within has very few vacant lots . Although, large homes are found withi n
the area, they are not within close proximity of each other due to setback requirements, coverag e
requirements, and the preservation of the overall character of the neighborhood .

The applicant proposes to construct a two-story single family dwelling with a 3,144 square foot
lower floor, a 4,484 square foot main floor, and a 1,399 square foot attached garage . For
maintenance and security proposes, the applicant also proposes to construct an 850 square foo t
caretaker unit 67 feet south of the single family dwelling . Driveway access is proposed off o f
Riata Road, with the main access to the garage and motor court then continues onto an entry
court and guest parking area parallel and between the single family dwelling and Palmero Way .
A separate drive and fire truck turnaround is also proposed between the caretaker unit and singl e
family dwelling .

Project Issues
Environmentally Sensitive Habitat Areas and Tree and Vegetation Remova l
The Monterey County Geographic Information System indicates that the subject property i s
located within an environmentally sensitive habitat area which has the potential to contain :
Monterey Pine Forest, Tidestrom's lupine (Lupinus tidestromii), or fragrant fritillary (Fritillari a
liliacea) . Therefore, the applicant was required to submit a biological report with the projec t
application in order to identify and address any potential impacts the project may have o n
biological resources. The biological report, by Zander Associates dated September 4, 2009 ,
concluded that there were two special status species located on the property : Monterey pine
(Pinus radiata) and Hooker's manzanita (A. hookeri), both listed on the California Native Plan
Society's 1B list . In addition, although no plants were observed, the site was found to have th e
potential to provide marginal habitat for another special plant species, Yadon's piperia (Piperi a
yadonii) .

Two small patches of Hooker's manzanita were found onsite and are located in the area of the
proposed driveway and fire truck turnaround . The biological report concludes that removal o f
the Hooker's manzanita will not substantially affect the population of the species . Replanting of
Hooker's manzanita and its use within the landscape pallet, will also assure that there will be n o
net loss to the plant caused by the development .

The Zander Associates biological survey was conducted in August ; therefore the presence or
absence of Yadon's piperia could not definitely be determined. As a result, a spring survey
between February and April was recommended to be conducted in order to determine if the plan t
is on site . A spring survey was conducted on March 24, 2010 by Ed Mercurio (see Survey for th e
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presence of Piperia yadonii, dated March 25, 2010, Monterey County Library No . LIB 100120) .
The survey concluded that there was no evidence of Piperia yadonii on the property .

Site improvements and construction of the proposed single family dwelling and caretaker unit
will require the removal of 22 Coast live oak and 25 Monterey pine trees . Through the
application process, the applicant has redesigned the project, deleting additional structures an d
reducing the proposed driveway . Several trees were avoided and the total amount of tre e
removal has decreased from 54 to 47 trees . However, due to the amount of trees located on the
property, removal of trees for development is unavoidable. The biologist, in consultation with
the forester, has determined that the proposed project will not result in a net loss of fores t
resources on the site . The Del Monte Forest Coastal Implementation Plan requires all tree s
removed to be replaced on a one-to-one basis, provided that replacement will maintain the .
overall health of the forest. Therefore the applicant submitted a replanting plan, identifying the
most suitable planting areas. Compliance with tree replacement requirements of the Del Mont e
Forest Coastal Implementation plan and the replanting plan will provide healthy revegetation of
the site. The project has been conditioned (see Condition No . 8) to assure replanting occurs in
accordance with the plan.

Pescadero Watershed & Variance to Structural Limitation s
Based on resource information contained in the Monterey County Geographic Informatio n
System (GIS) and Attachment 3 of the Del Monte Forest Coastal Implementation Plan, the
subject property is found to be located within the area of drainage of the Carmel Bay Area o f
Special Biological Significance (ASBS) . Therefore, the project site is subject to the Pescader o
Watershed surface coverage limitations required by the Del Monte Forest Coastal
Implementation Plan, which limits development of parcels to a maximum site coverage of 9,00 0
square feet. Furthermore, pursuant to Section 20 .147.030.A.1 .b of the Del Monte Forest Coastal
Implementation Plan, structural coverage is limited 5,000 square feet and any additional
impervious surfaces, such as flatwork with less than 40% water pass through, are limited to
4,000 square feet.

The project proposes 6,477.2 square feet of structural coverage and 1,507 .8 square feet of
impervious surfaces (retaining walls, terraces, and patios) totaling the overall surface coverage to
7,985 square feet . In addition, the applicant proposes to install 10,955 of pervious surfac e
(driveways, entry courtyard, motor court, and fire truck turnarounds) . This meets the
requirement of the maximum coverage limitation of 9,000 . Although, the project meets intent
and overall surface coverage limitation, a Variance is required for the proposed exceedance o f
the structural coverage by 1,477 .2 square feet .

The required findings for approving a variance have been made (see Finding Nos . 11, 12, and
13) and the proposed project is similar to other variances that have been approved to exceed th e
Pescadero Watershed limitations for structural coverage .

California Environmental Quality Act (CEQA )
The applicant proposes to construct a 7,628 square foot two-story single family dwelling with a
1,399 square foot attached garage and a 850 square foot caretaker unit . Therefore, the project
falls under the California Environmental Quality Act (CEQA) exemption, CEQA Guidelines
Section 15303, which categorically exempts the construction of single family dwellings and
accessory structures .

However, Section 15300 .2 of the CEQA Guidelines lists exceptions to the exemptions, wher e
projects normally found to be exempt from CEQA may require an environmental review.
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Because of the vegetation and tree removal necessary to construct the structures, staff ha s
analyzed the project and verified that the development does not meet any of the exceptions to the
exemptions. The exceptions include: project location, cumulative impact, significant effect ,
scenic highways, hazardous waste sites, or historical uses . The subject property is not located
within an officially designated state scenic highway, it is not listed on the Cortese List (fo r
hazardous materials sites) from the Department of Toxic Substances Control (DTSC), no histori c
resources are located on the site, and no significant cumulative impacts to the area have bee n
identified.

Grading and construction activities for the project will require temporary impacts to air quality ,
traffic, and noise . However, inclusion of a standard condition of approval (Condition No . 15)
requires the owner, applicant, or contractor to submit a construction management plan prior t o
issuance of grading or building permits. The construction management plan shall include :
duration of construction, hours of operation, an estimate of the number of truck trips generated ,
truck routes, parking areas for both equipment and workers, and locations of truck staging areas .
Review, approval, and compliance with the construction management plan will assure the projec t
activities will have no significant effect on the environment .

Removal of Monterey pines, Coast live oaks, and Hooker's manzanita has been evaluated by th e
biologist and forester. No significant biological resources were found on the site and it was
concluded that there will be no net loss of forest resources on the project site .

Conclusion
Based on resource information contained in the Del Monte Forest Land Use Plan, the Del Mont e
Forest Coastal Implementation Plan, the Monterey County Zoning Ordinance (Title 20), th e
Monterey County Geographic Information System, application materials and site visits, staf f
finds that this project has no issues remaining . The project is consistent with the Del Mont e
Forest Land Use Plan, the Del Monte Forest Coastal Implementation Plan, and Title 20 .
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EXHIBIT C
DRAFT RESOLUTION

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

In the matter of the application of :
ROLLINS (PLN090157)
RESOLUTION NO. --- -
Resolution by the Monterey County Zoning
Administrator :
1) Categorically exempt the project fro m

environmental review pursuant to Section 1530 3
of the CEQA Guidelines ; and

2) Approving the Combined Development Permit
consisting of: 1) a Coastal Administrative Permit
and Design Approval to allow the construction of
a 7,628 square foot two-story single family
dwelling, an attached 1,399 square foot 4-ca r
garage, 560 square feet of retaining walls, and
947 square feet of terraces, balconies, and patios ;
2) a Coastal Development Permit and Design
Approval to allow the construction of an 85 0
square foot caretaker unit; 3) a Coastal
Development permit to allow the removal of 22
Coast live oak and 25 Monterey pine trees; 4) a
Coastal Development Permit to allow
development within 100 feet of an
environmentally sensitive habitat area; and 5) a
Variance to exceed the Pescadero Watershe d
structural limitation of 5,000 square feet by
1,477.2 square feet. The project includes
pervious surfaces for the new driveway, motor
courts and guest parking area for a total of 10,95 5
square feet and associated grading o f
approximately 900 cubic yards of cut and 30 0
cubic yards of fill .

(PLN090157, Rollins, 1573 Riata Road, Pebbl e
Beach, Del Monte Forest Land Use Plan (APN : 008-
341-019-000)

The Rollins Combined Development Permit application (PLN090157) came on for publi c
hearing before the Monterey County Zoning Administrator on May 27, 2010 . Having
considered all the written and documentary evidence, the administrative record, the staf f
report, oral testimony, and other evidence presented, the Zoning Administrator finds an d
decides as follows :
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FINDING S

CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriat e
for development .

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 ;

- Del Monte Forest Land Use Plan ;

- Del Monte Forest Coastal Implementation Plan, Part 5 ; and
- 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 .

b) The property is located at 1573 Riata Road, Pebble Beach (Assessor' s
Parcel Number 008-341-019-000, Del Monte Forest Land Use Plan .
The parcel is zoned "LDR/1 .5 (CZ) [Low Density Residential, 2 .5 acre s
per unit (Coastal Zone)], which allows single family dwellings an d
accessory structures such as caretaker units . Therefore, the project is an
allowed land use for this site .

c) Construction of the single family dwelling, caretaker unit, and other sit e
improvements require the removal of 22 Coast live oak and 25
Monterey pine trees . Pursuant to Section 20.147 .050.D .2 of the De l
Monte Forest Coastal Implementation Plan, the trees proposed fo r
removal are protected . Therefore, approval of a Coastal Development
Permit is required, which is included in the Combined Developmen t
Permit. See Finding No. 9 for further discussion on tree removal .

d) The Monterey County Geographic Information System and Figure 1 2
(Pebble Beach Planning Area Environmental Considerations) of the Del
Monte Forest Area Land Use Plan indicates that the propose d
development is within 100 feet of an environmentally sensitive habitat
area. Therefore, pursuant to Section 20.14.030.E of the Monterey
County Zoning Ordinance (Title 20), the proposed project is not exempt
from a Coastal Development Permit . The Combined Development
Permit includes a Coastal Development Permit to allow development
within 100 feet of a mapped environmentally sensitive habitat area . See
Finding No. 8 for further discussion.

e) The subject property is located within the Pescadero Watershed. Based
on regulations set forth in Section 20 .147.030 .A.1 .b of the Del Monte
Forest Coastal Implementation Plan, the maximum structural coverag e
is 5,000 square feet, including main and accessory structures, and the
maximum impervious surface coverage (driveways, walks, patios, etc .)
is 4,000. The proposed project consists of a 7,628 square foot two-stor y
single family dwelling, a 1,399 square foot 4-car attached garage, a n
850 square foot caretaker unit, 560 square feet of retaining walls, an d
947 square feet of terraces, balconies, and patios, with a total structura l
coverage of 6,477 square feet. This exceeds the allowed 5,000 squar e
feet structural coverage limitation. Therefore the applicant requests a
Variance to the structural coverage limitations . See Finding Nos. 10 ,
11, 12, and 13 for further discussion on the Pescadero Watershed Polic y
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and Variance .
f) Pursuant to the Del Monte Forest Land Use Plan Policy No. 61 and Del

Monte Forest Coastal Implementation Plan Section No. 20.147.080 .B.1 ,
all new development requires an archaeological survey report to b e
submitted with a project application . Consistent with the regulations,
the applicant submitted an archaeological report (see Finding 2 ,
Evidence b) . The report concludes that no surface evidence o f
potentially significant archaeological resources were found on th e
parcel. However, as standard procedure for discretionary projects whic h
include ground disturbance, a condition of approval (Condition No. 4)
has been incorporated which requires the cessation of all work within 50
meters if cultural, archaeological, historical or paleontological resource s
are uncovered at the site (surface or subsurface resources) . Work can not
resume until clearance has been given by the RMA-Monterey Count y
Planning Department .

g) The project planner conducted site inspections on November 5, 200 9
and May 6, 2010 to verify that the project on the subject parce l
conforms to the plans listed above .

h) Based on 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 includes a Variance to th e
Pescadero Watershed structural coverage limitation of 5,000 square feet .
Therefore, the project was referred to the Del Monte Forest Land Us e
Advisory Committee (LUAC) for review at the November 5, 200 9
meeting . The LUAC recommended approval of the project with a vot e
of 6 to 0, with one member absent. Comments included reduction of th e
driveway to decrease pavement surface and tree removal . Subsequent t o
the meeting, the applicant modified the project, reducing the driveway
surface thereby decreasing the proposed tree removal from 27 Coast liv e
oak and 27 Monterey pine trees to 22 Coast live oak and 25 Montere y
pine trees .

i) The application, project plans, and related support materials submitte d
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project Fil e
PLN090157 .

2 .

	

FINDING :

	

SITE SUITABILITY - The site is physically suitable for the us e
proposed.

EVIDENCE : a) The project has been reviewed for site suitability by the followin g
departments and agencies: RMA - Planning Department, Pebble Beach
Community Services District, Public Works, Environmental Healt h
Division, and Water Resources Agency. There has been no indication
from these departments/agencies that the site is not suitable for th e
proposed development . Recommended conditions have been
incorporated .

b) Staff identified potential impacts to Biological Resources,
Archaeological Resources, and Forest Resources . Technical reports by
outside consultants indicated that there are no physical or environmenta l
constraints that would conclude that the site is not suitable for the us e
proposed. County staff independently reviewed these reports and
concurs with their conclusions . The following reports have been
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prepared :
- "Preliminary Archaeological Reconnaissance" (LIB090440)

prepared by Archaeological Consulting, Salinas, CA, May 8, 2009 .
- "Tree Assessment/Forest Management Plan" (LIB090441 )

prepared by Frank Ono, Pacific Grove, April 29, 2009.
"Biological Assessment" (LIB090442) prepared by Zande r

Associates, San Rafael, CA, September 4, 2009 .
"Updated Tree Assessment/Forest Management Plan "
(LIB100121) prepared by Frank Ono, Pacific Grove, CA ,
December 20, 2009.
"Biological Assessment, Spring Survey for Yadon 's Piperia "
(LIB100120) prepared by Ed Mercurio, Salinas, CA, March 25,
2010.
"Replanting Plan" (LIB100122) prepared by Zander Associates ,

San Rafael, CA, May 4, 2010.
c) Staff conducted site inspections on November 5, 2009 and May 6, 201 0

to verify that the site is suitable for this use .
d) 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
PLN090157 .

3 .

	

FINDING :

	

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances o f
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 t o
property and improvements in the neighborhood or to the general
welfare of the County.

EVIDENCE: a) The project was reviewed by the Public Works Department ,
Environmental Health Division, Water Resources Agency, and Pebble
Beach Community Services District . The respective departments /
agencies have recommended conditions, where appropriate, to ensur e
that the project will not have an adverse effect on the health, safety, and
welfare of persons either residing or working in the neighborhood .

b) Necessary public facilities will be provided. California American
Water will be the water purveyor for the proposed project and th e
Pebble Beach Community Services District will be the sewer purveyor .
The subject property is a vacant legal lot of record and there has bee n
no indication that the proposed project will create a substantial impac t
to the existing facilities .

c) Preceding findings and supporting evidence for PLN090157 .

4 .

	

FINDING :

	

NO VIOLATIONS - The subject property is in compliance with al l
rules and regulations pertaining to zoning uses, subdivision, and an y
other applicable provisions of the County's zoning ordinance . No
violations exist on the property .

EVIDENCE: a) Staff researched County records to assess if any violations exist on th e
subject property. No record of open Code Enforcement Cases wer e
found. In addition, staff conducted site inspections on November 5 ,
2009 and May 6, 2010 . During the May 6, 2010 site visit, staff
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discovered the construction of an approximately 15 to 20 foot tal l
"viewing platform" in progress . No building permits or planning
approvals were found on record, therefore all work was halted .
Currently no Code Enforcement case has been opened and no red ta g
has been issued . The applicant was notified and agreed to remove the
structure prior to the Zoning Administrator hearing . As of completion
of the staff report, May 20, 2010, the structure remains on the property .

b) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

5 .

	

FINDING :

	

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

EVIDENCE : a) California Environmental Quality Act (CEQA) Guidelines Sectio n
15303, categorically exempts the construction of single famil y
dwellings and accessory structures .

b) The applicant proposes to construct a 7,628 square foot two-story singl e
family dwelling with a 1,399 square foot attached garage and a 85 0
square foot caretaker unit. Therefore, the project falls under the CEQ A
exemption.

c) Section 15300 .2 of the CEQA Guidelines lists exceptions to th e
exemptions, were projects normally found to be exempt from CEQA
may require an environmental review. These exceptions include :
project location, cumulative impact, significant effect, scenic highways ,
hazardous waste sites, or historical uses . The subject property is not
located within an officially designated state scenic highway, it is no t
listed on the Cortese List (for hazardous materials sites) from the
Department of Toxic Substances Control (DTSC), nor are there any
historic resources located on the site . The subject property is one of the
few remaining vacant lots in the area and project will result i n
residential uses within a well established neighborhood . Due to density
and site coverage requirements, construction of additional structure s
will no be permitted. Therefore, the project will not create a significant
cumulative impact in the area .

d) The project site is found to be located within 100 feet o f
environmentally sensitive habitat . Pursuant to Section 20 .147.040.A . 2
of the Del Monte Forest Coastal Implementation Plan, a biological
survey was required to be submitted as part of the application . The
biological surveys submitted found no significant biological resources
on the site and although construction of the project will requir e
vegetation and tree removal, it has been concluded that there will be no
net loss of forest resources on the project site . See Finding Nos. 8 and 9
for further discussion.

e) Grading and construction activities for the project will requir e
temporary impacts to air quality, traffic, and noise. However, inclusion
of a standard condition of approval (Condition No . 15) requires the
owner, applicant, or contractor to submit a construction managemen t
plan prior to issuance of grading or building permits. The construction
management plan shall include : duration of construction, hours of
operation, an estimate of the number of truck trips generated, truc k
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routes, parking areas for both equipment and workers, and locations of
truck staging areas . Review, approval, and compliance with th e
construction management plan will assure the project activities wil l
have no significant effect on the environment .
No adverse environmental effects were identified during staff review of
the development application during site visits on November 5, 2009 an d
May 6, 2010 .
See preceding and following findings and supporting evidence.

6 .

	

FINDING :

	

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

EVIDENCE : a) 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 .4c of the Monterey County Coastal
Implementation Plan can be demonstrated .

b) The subject property is not described as an area where the Local Coastal
Program requires public access (Figure 15 the Recreational Facilities
Map and Figure 16, the Shoreline Access Map of the Del Monte Forest
Land Use Plan) .

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

d) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

e) The project planner conducted site inspections on November 5, 2009
and May 6, 2010 .

7.

	

FINDING :

	

CARETAKER UNIT- The subject project meets the regulations ,
standards and circumstances for caretaker units in accordance with th e
applicable goals, policies, and regulations of the Del Monte Forest Area
Land Use Plan and applicable zoning codes .

EVIDENCE: a) The establishment of the caretaker unit will not, under th e
circumstances of the particular application, be detrimental to the health ,
safety, peace, morals, comfort and general welfare of persons residin g
or working in the neighborhood or to the general welfare of the County
(see Finding No. 3) .

b) All zoning violation abatement costs, if any, have been paid (see
Finding No. 4) .

c) The subject property upon which the caretaker unit is to be built is i n
compliance with all rules and regulations pertaining to zoning uses ,
subdivisions and any other applicable provisions of the Monterey
County Zoning Ordinance (Title 20) . The proposed caretaker uni t
contains a livable floor area of 850 square feet, has a building height o f
15 feet, and the unit is proposed to provide a residence for an onsit e
caretaker to maintain the property and structures on site . The propose d
caretaker unit meets the regulations set forth in Section 20 .64.030.C of
the Monterey County Zoning Ordinance which lists regulations for
caretaker units in the coastal zone . In addition, the subject property wil l
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deed restricted (see Condition No . 9) to insure that future owners wil l
be aware of the restrictions of the caretaker unit .

d) Adequate sewage disposal and water supply facilities are readil y
available, as approved by the Director of Environmental Health. The
proposed project, as a whole, will be served by the Pebble Beach
Community Services District as the sewer purveyor and California
American Water as the water purveyor. There has been no indication
that either provider is not capable of supplying service to the caretaker
unit (see Finding No . 3, Evidence b) .

e) The proposed caretaker unit will not adversely impact traffic conditions
in the area. The proposed caretaker unit will not have an additional
impact to the residential areas within the immediate vicinity of the
project, nor will the caretaker unit create an adverse impact on regiona l
traffic . In addition, pursuant to Monterey County Code Chapter 12 .90,
the applicant is required to pay a Regional Development Impact Fe e
prior to issuance of building permits . (Condition No. 14)

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 PLN090157 .

g) Caretaker Units shall be subject to the overall buildout in Del Monte
Forest as defined by Table A in the Del Monte Forest Area Land Use
Plan. Based on staff's review of number of units allowed until buildout ,
it has been determined that adequate density exists in the Del Monte
Forest area.

8 . FINDING: ESHA - The subject project minimizes impact on environmentally
sensitive habitat areas in accordance with the applicable goals and
policies of the applicable area plan and zoning codes .

EVIDENCE : a) The Monterey County Geographic Information System indicates that
the subject property is located within 100 feet of an environmentally
sensitive habitat area (ESHA). In accordance with the applicable
policies of the Del Monte Forest Land Use Plan and the Monterey
County Zoning Ordinance (Title 20), a Coastal Development Permit i s
required .

b) A biological report, dated September 4, 2009 by Zander Associates, wa s
submitted (see Finding 2, Evidence b) to identify and address an y
potential impacts the project may have to biological resources. During
the biological survey two special status species, Monterey pine and
Hooker's manzanita, were found onsite . Additionally, the site wa s
found to potentially provide marginal habitat for another special plant
species, Yadon's piperia (Piperia yadonii) .

c) Two small patches of Hooker's manzanita were found onsite and ar e
located in the area of the proposed driveway and fire truck turnaround .
The biological report concludes that removal of the Hooker's manzanit a
will not substantially affect the population of the species .

d) A replanting plan (see Finding No . 2, Evidence b) dated May 4, 201 0
by Zander and Associates, Environmental Consultants, was submitted
by the applicant . Mike Zander, the biologist, in coordination with
Frank Ono, the arborist, identified four planting areas ideal fo r
regeneration of healthy vegetation. Planting Areas 2, 3, and 4 were
recommended for replanting Hooker's manzanita and shaggy-bar k
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manzanita due to the potential for the vegetation to enhance the fores t
health in those areas . Incorporating Hooker's manzanita within the
project's landscaping plan in the identified replanting areas will no t
only create an overall benefit to the site's vegetation, but produce no net
loss of Hooker's manzanita caused by the project (see Condition No . 8) .

e) The Zander Associates biological survey was conducted in August ;
therefore the presence or absence of Yadon's piperia could not
definitely be determined . As a result, a spring survey between
February and April was recommended to be conducted in order to
determine if the plant is on site. A spring survey was conducted on
March 24, 2010 by Ed Mercurio (see Survey for the presence of Piperi a
yadonii, dated March 25, 2010, Monterey County Library No .
LIB 100120) . The survey concluded that there was no evidence o f
Piperia yadonii on the property .

f) The biological report specifies that the Monterey pines on the property
are remnant of a once larger contiguous forest community and do no t
constitute a sustainable natural forest stand . The report concludes that
the proposed removal of the 22 Coast live oak trees and 25 Monterey
pine trees will not substantially affect the population of the species . See
Finding No. 9 for additional information on tree removal .

g) No nests were observed during the August biological field
reconnaissance . However, there may a potential for migratory birds l to
move into the property and nest prior to tree removal . In order for the
project to be in compliance with federal law, the applicant is required
initiate construction and/or tree removal activities during the non-
breeding season, from August 1 st to January 31 St . Should the applicant
request to conduct construction and/or tree removal activities during th e
nesting period, the applicant shall be required to submit nesting surve y
within 30 days of the start of construction or tree removal . A condition
of approval (Condition No . 12) has been incorporated to assure th e
applicant and contractor complies with federal law .

h) The project planner conducted a site inspection on November 5, 200 9
and May 6, 2010 to verify ESHA locations and potential projec t
impacts to ESHA .

i) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

9 .

	

FINDING :

	

TREE REMOVAL - The proposed project minimizes tree removal i n
accordance with the applicable goals and policies of the Del Mont e
Forest Land Use Plan and the Del Monte Forest Coastal Implementatio n
Plan.

EVIDENCE : a) The project includes an application for the removal of 22 Coast live oa k
trees and 25 Monterey pine trees . In accordance with the applicable
policies of the Del Monte Forest Land Use Plan and the Montere y
County Zoning Ordinance (Title 20), a Coastal Development Permit i s
required .

b) Section 20 .147.050 .D.2 of the Del Monte Forest Coastal

1 Migratory birds are protected by the Migratory Bird Treaty Act which prohibits the taking of migratory birds, part s
of migratory birds, and their eggs and nests . The term "take" is defined as : "to pursue, hunt, capture, collect, kill, o r
attempt to pursue, hunt, shoot, capture, collect or kill" .
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Implementation Plan states that removal of any significant (living trees
greater than 12 inches in diameter) Monterey pines and Coast live oak
trees shall be in accordance with a Forest Management Plan (FMP).
Consistent with the regulations, the applicant has submitted a FMP (see
Finding 2, Evidence b) with the application .

c) Section 20 .147.050 .D.3 of the Del Monte Forest Coasta l
Implementation Plan requires all proposed development to be designed
to minimize the removal of vegetation cover . The applicant submitted
plans to the County for review on April 30, 2009 that included a
preliminary design with a greater amount of driveway surface and a 32 4
square foot "gate house" . This design included the removal of 27 Coas t
live oak and 27 Monterey pine trees . Subsequently, the applicant
resubmitted revised plans with the gatehouse deleted and driveway
surfaces reduced ; thus reducing the amount of tree removal to 22 Coast
live oak and 25 Monterey pine trees . Further minimizing tree removal
would require the applicant to completely redesign, reduce the square
footage of the proposed residence, and relocate the proposed structures .
However, construction of a single family dwelling and caretaker unit
would still require a substantial amount of tree removal due to th e
property being heavily forested. Therefore, staff finds that the project
has been designed and sited to minimize the removal of protected tree s
to the greatest extent feasible .

d) Development Standards listed in Section 20 .147.050.D.4 of the Del
Monte Forest Coastal Implementation Plan requires the replacement o f
any native trees on a one to one basis . A replanting plan (see Finding
No . 2, Evidence b) by Zander and Associates, Environmental
Consultants, was submitted by the applicant . Mike Zander, the
biologist, in coordination with Frank Ono, the forester, identified four
planting areas ideal for regeneration of healthy vegetation and
enhancement of the overall forest health on the property . Planting Area
2, between the southernmost property line and the building envelope ,
has been identified as a suitable site for replanting Monterey pines. The
existing canopy is sparse ; therefore it can support an additional 15 to 2 0
trees without overcrowding the area . Planting Area 3, between the
south and eastern property lines and the building envelope, was als o
identified as a suitable replanting area. This area provides an ideal
location for replacement and has the capacity to accommodate a
minimum of 20 replacement trees .

e) Out of the 47 trees proposed for removal, 26 are less than 12 inches i n
diameter. Out of the 21 trees greater than 12 inches, 5 are in poor
condition; one suffers from a hip canker, and the others hav e
sunscalding and thinning or no canopies . Based on the
recommendations of the biologist and forester, replacement o f
approximately 35 to 40 trees will allow a healthy forest environment
and will not result in a net impact to forest resources from developmen t
on the subject parcel.

f) Measures for tree protection during construction have been incorporate d
as a condition of approval (Condition No. 13) which includes tree
protection zones, trunk protection, hand excavation and bridging roots .

g) Tree removal will not involve a risk of adverse environmental impacts .
The Forest Management Plan identifies short term impacts during
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construction that will be confined to the development envelope and
immediate surroundings where trees will be removed. No long term
impacts to the forest ecosystem are anticipated from the propose d
project. The areas outside of the development envelope will remain
undisturbed and replanting will aid in improving the stands health (see
Condition Nos. 8 and 13) .

h) Staff conducted site inspections on November 5, 2009 and May 6, 201 0
to verify that the tree removal is the minimum amount and identify any
potential adverse environmental impacts related to the proposed tre e
removal .

i) The application, plans and supporting materials submitted by the projec t
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090157 .

10 . FINDING : SITE COVERAGE (DEL MONTE FOREST WATERSHEDS) -
The project limits structural and impervious surface coverage in order
to reduce runoff within the Pescadero, Seal Rock Creek, and Sawmill
Gulch Watersheds and some smaller unnamed watersheds that drain
into the Carmel Bay Area of Special Biological Significance (ASBS) .

EVIDENCE : a) Based on resource information contained in the Monterey Count y
Geographic Information System (GIS) and Attachment 3 of the Del
Monte Forest Coastal Implementation Plan, the subject property i s
found to be located within the area of drainage of the Cannel Ba y
ASBS.

b) The Del Monte Forest Coastal Implementation Plan limits developmen t
of parcels within the Pescadero Watershed to a maximum site coverage
of 9,000 square feet . Pursuant to Section 20 .147.03 O .A.1 .b of the Del
Monte Forest Coastal Implementation Plan, structural coverag e
(including main and accessory structures) is limited 5,000 square feet .
Separately, additional impervious surfaces (less than 40% water pas s
through) are limited to 4,000 square feet.

c) The applicant proposes 6,477 .2 square feet of structural coverage and
1,507 .8 square feet of impervious surfaces (retaining walls, terraces ,
and patios) totaling the overall surface coverage to 7,985 square feet . In
addition, the applicant proposes to install 10,955 of pervious surfac e
(driveways, entry courtyard, motor court, and fire truck turnarounds) .
Because the structural coverage exceeds the 5,000 square foo t
requirement, the project requires a variance to the Pescadero Watershe d
limitations. However, since the proposed project meets the overall site
coverage of 9,000 square feet of structural coverage and imperviou s
surface coverage, it meets the intent of the Del Monte Forest Land Us e
Plan Policy No . 1 . See Finding Nos. 11, 12, and 13 .

d) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

• 11 .

	

FINDING :

	

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

EVIDENCE : a) The property has a zoning designation of "LDR/1 .5 (CZ) [Low Density
Residential, 2 .5 acres per unit (Coastal Zone)] .
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b) The proposed single family dwelling and caretaker unit are allowed
uses under the property's Low Density Residential zoning designatio n
pursuant to Sections 20 .14.040 .A and 20 .14.050 .I of the Monterey
County Zoning Ordinance (Title 20) .

c) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

12 .

	

FINDING :

	

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 stric t
application of Section 20 .147.030.A.1 .b of the Monterey County
Coastal Implementation Plan is found to deprive the subject property o f
privileges enjoyed by other property owners in the vicinity under an
identical zoning classification .

EVIDENCE: a) The intent of the Pescadero watershed coverage limitations (Section
20.147.030.A.1 .b of the Monterey County Coastal Implementatio n
Plan, Part 5) is to limit the amount of storm water runoff into Carme l
Bay, thereby protecting an area of biological significance . Although the
proposed project exceeds the amount of structural coverage limitation
(5,000 square feet) by 1,477 .2 square feet, the proposed overall tota l
surface coverage of 7,985 square feet is well under the maximum
amount of surface coverage . Therefore, the project meets the intent of
the Pescadero watershed policy . The project meets all other zoning
requirements regarding size and bulk (i .e . Floor Area Ratio), lot
coverage and setbacks .

b) Board of Supervisors' resolution 94-149 (Steakley) allowed a Varianc e
to exceed the 5,000 square foot limit on structural coverage as long as
storm water runoff was controlled on site . The Board recognized that
retaining storm water on site and maintaining the combined structural
and impervious surface coverage under the 9,000 square foot limit
supported the intent of Section 20 .147.030.A.l .b of the certified
Monterey County Coastal Implementation Plan, Part 5 regardin g
impervious coverage in the Pescadero watershed . The proposed project
does not meet the 5,000 square foot structural limitation; however, it i s
in compliance with the total surface coverage, meeting the intent of the
section .

c) Other property owners in the vicinity and under identical zoning
classification have been afforded the same privileges sought by the
property owner of this application (see Finding No . 13, Evidence b) .

d) Condition Nos . 16 and 17 have been incorporated by the Water
Resources Agency which requires the submittal and approval of a final
drainage plan in order to conform to policies 1, 2, & 6 of the Del Mont e
Forest Land Use Plan, relating to drainage issues and addressing on-sit e
and off-site impacts and retention facilities .

e) The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for th e
proposed development are found in Project File PLN090157 .

f) The project planner conducted a site inspection on November 5, 200 9
and May 6, 2010 to verify the circumstances related to the property .
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13 .

	

FINDING :

	

VARIANCE (Special Privileges) - The variance to exceed the
allowable Pescadero watershed structural and impervious surfac e
coverage 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.

EVIDENCE : a) Although the applicant requests a variance to exceed the structural
coverage limitations of the Pescadero Watershed, the project as a whol e
does not exceed the total amount surface coverage limitations . The
project complies with the intent of the Pescadero Watershed limitation
policy and therefore does not request a grant of special privilege .

b) Other property owners in the vicinity and under an identical zoning
classification have been afforded the same privilege sought by the
property owner of this application. Within 300 feet of the subject parcel ,
one residential project, PC06554 (Hahn), has been granted a similar
variance. This approved project included an addition of a single famil y
dwelling and a variance to exceed the maximum structural coverage in
the Pescadero Watershed . There are at least 43 other instances where
Variances have been granted to the Pescadero Watershed structural
development standards . In addition, PLN090290 (Dorn) allowed th e
demolition of a 5,092 square foot single family dwelling, construction
of a new two-story 11,725 square foot single family dwelling, an d
reduction of 20,318 square feet of impervious surface to 8,139 square
feet. This particular variance allowed the combined structural an d
impervious surface limit to be exceeded because it was in complianc e
with the intent of the Policy.

c) The application, plans and supporting materials submitted by the projec t
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090157 .

d) The project planner conducted a site inspection on November 5, 2009
and May 6, 2010 to identify circumstances related to other property i n
the vicinity and in the same zoning district .

14 .

	

FINDING:

	

APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors and the California Coastal Commission .

EVIDENCE: a) Section 20 . 86.030 Monterey County Zoning Ordinance (Board o f
Supervisors) .

b) Section 20.86.080 of the Monterey County Zoning Ordinance (Coasta l
Commission) . The project is subject to appeal by to the Californi a
Costal Commission because the approval is subject to conditional uses .

DECISION

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

A. Categorically exempts the project from environmental review pursuant to Sectio n
15303 of the CEQA Guidelines ; and

B. Approve the Combined Development Permit consisting of : 1) a Coastal
Administrative Permit and Design Approval to allow the construction of a 7,62 8
square foot two-story single family dwelling, an attached 1,399 square foot 4-ca r
garage, 560 square feet of retaining walls, and 947 square feet of terraces, balconies ,
and patios ; 2) a Coastal Development Permit and Design Approval to allow th e
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construction of an 850 square foot caretaker unit ; 3) a Coastal Development permit t o
allow the removal of 22 Coast live oak and 25 Monterey pine trees ; 4) a Coasta l
Development Permit to allow development within 100 feet of an environmentally
sensitive habitat area ; and 5) a Variance to exceed the Pescadero Watershed structura l
limitation of 5,000 square feet by 1,477 .2 square feet . The proj ect includes pervious
surfaces for the new driveway, motor courts and guest parking area for a total o f
10,955 square feet and associated grading of approximately 900 cubic yards of cut
and 300 cubic yards of fill, in general conformance with the attached sketch (Exhibit
2) and subject to the conditions (Exhibit 1), both exhibits being attached hereto an d
incorporated herein by reference .

PASSED AND ADOPTED this 27th day of May, 2010 by:

Mike Novo, Zoning Administrator

COPY OF THIS DECISION MAILED TO APPLICANT O N

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS .

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETE D
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILIN G
FEE ON OR BEFORE

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO TH E
COASTAL COMMISSION . UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, TH E
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, SUIT E
300, SANTA CRUZ, CA

This decision, if this is the final administrative decision, is subject to judicial review pursuant to Californi a
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 us e
conducted, otherwise than in accordance with the conditions and terms of the permit granted o r
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 necessar y
permits and use clearances from the Monterey County Planning Depat lucent and Building
Services Department office in Salinas .
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2 .

	

This permit expires 3 years after the above date of granting thereof unless construction or use i s
started within this period .
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Project Name : Rollins

File No: PLN090157 APNs : 008-341-019-00 0

Approved by:	 Zoning Administrator	 Date : 	 May 27, 2010

RESOLUTION ### - EXHIBIT 1
Monterey County Resource Management Agenc y

Planning Department
Condition Compliance and/or Mitigation Monitorin g

Reporting Plan
*Monitoring or Reporting refers to projects with an EIR or adopted Mitigated Negative Declaration per Section 21081 .6 of the Public Resources Code.

Pc/ nu t
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I ant fo r
( omplidnc e

-

77lit

I erificdt/on
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(amplidncr
(JLaii todtc)

RMA - Planning Department

1 . PD001- SPECIFIC USES ONLY Adhere to conditions and uses specified Owner/ Ongoing
This Combined Development Permit (PLN090157) in the permit . Applicant unles s
allows : 1) a Coastal Administrative Permit and Design Neither the uses nor the construction RMA - otherwise
Approval to allow the construction of a 7,628 square allowed by this permit shall commence Planning stated
foot two-story single family dwelling, an attached 1,399 unless and until all of the conditions o f
square foot 4-car garage, 560 square feet of retaining this permit are met to the satisfaction of -
walls, and 947 square feet of terraces, balconies, and the Director of the RMA - Planning
patios ; 2) a Coastal Development Permit and Design Department .
Approval to allow the construction of an 850 s q uare foo t
caretaker unit; 3) a Coastal Development permit to allow To the extent that the County has WRA

the removal of 22 Coast live oak and 25 Monterey pine delegated any condition compliance or

trees ; 4) a Coastal Development Permit to allow mitigation monitoring to the Monterey RMA -

development within 100 feet of an environmentally County Water Resources Agency, the Planning

sensitive habitat area; and 5) a Variance to exceed the Water Resources Agency shall provide

Pescadero Watershed structural limitation of 5,000 all information requested by the County

square feet by 1,477 .2 square feet. The project includes and the County shall bear ultimate

pervious surfaces for the new driveway, motor courts responsibility to ensure that condition s

and guest parking area for a total of 10,955 square feet and mitigation measures are properly

and associated grading of approximately 900 cubic fulfilled .

yards of cut and 300 cubic yards of fill .

	

The property i s
located at 1573 Riata Road, Pebble Beach (Assessor' s
Parcel Number 008-341-019-000), Del Monte Fores t
Land Use Plan. This permit was approved in accordance
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0nd.
Number

/Ng .
.111111ber

-

Conditions of 1pprovalant/
Responsible 1(!n(l
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11casurcsan(l
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•~l'se Department
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t

	

liulr .l.

	

j

- to he performed. II here appllulble, a
certified pro/esslolral is required fo r

action to he accepted.

li
Responsibl e

1'artr for
C'onrpllalrc e

•. .

-

11/nllr"

,

	

_

I c'rificalio/ !
(l f

Complianc e

(name date )

with County ordinances and land use regulations subjec t
to the following terms and conditions . Any use or
construction not in substantial conformance with the
terms and conditions of this permit is a violation o f
County regulations and may result in modification or
revocation of this permit and subsequent legal action .
No use or construction other than that specified by thi s
permit is allowed unless additional permits are approve d
by the appropriate authorities . (RMA-Plannin g
Department)

2 . PD002 - NOTICE-PERMIT APPROVA L
The applicant shall record a notice which states : "A
permit (Resolution

	

) was approved by the Zoning

Obtain appropriate form from the RMA -
Planning Department .

The applicant shall complete the form
and furnish proof of recordation of this
notice to the RMA - Plannin g
Depth truant.

Owner/
Applicant

RMA-
Planning

Prior to the
issuance of
grading and
building
permits or
commence-
meat of use

Administrator for Assessor's Parcel Number 008-341-019 -
000 on May 27, 2010 . The permit was granted subject to
22 conditions of approval which run with the land . A
copy of the permit is on file with the Monterey County
RMA - Planning Department ." (RMA-Plannin g
Department)

3 . PD032(A) - PERMIT EXPIRATION
The permit shall be granted for a time period of 3 years, to
expire on May 27, 2013 unless use of the property o r
actual construction has begun within this period . (RMA -
Planning Department)

The applicant shall obtain a vali d
grading or building permit and/o r
commence the authorized use to the
satisfaction of the Director of Planning .
Any request for extension must b e
received by the Planning Department a t
least 30 days prior to the expiratio n
date .

Owner/
Applicant

As stated in
the
condition s
of approval

4 . PD003(A) - CULTURAL RESOURCES -
NEGATIVE ARCHAEOLOGICAL REPORT
If, during the course of construction, cultural ,
archaeological, historical or paleontological resources ar e
uncovered at the site (surface or subsurface resources )
work shall be halted immediately within 50 meters (16 5
feet) of the find until a qualified professional archaeologist

Stop work within 50 meters (165 feet) of
uncovered resource and contact the
Monterey County RMA - Planning
Department and a qualified archaeologist
immediately if cultural, archaeological ,
historical or paleontological resource s
are uncovered. When contacted, the

Owner/
Applicant/
Archaeo -
logist

Ongoing
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Conl/ulianc' e
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can evaluate it. The Monterey County RMA - Planning
Department and a qualified archaeologist (i .e ., an
archaeologist registered with the Society of Professional
Archaeologists) shall be immediately contacted by th e
responsible individual present on-site . When contacted,
the project planner and the archaeologist shall
immediately visit the site to determine the extent of th e
resources and to develop proper mitigation measures
required for the discovery . (RMA - Planning
Department)

project planner and the archaeologist
shall immediately visit the site t o
determine the extent of the resources and
to develop proper mitigation measures
required for the discovery .

5 . PD010 - EROSION CONTROL PLAN AND
SCHEDULE
The approved development shall incorporate th e
recommendations of the Erosion Control Plan as reviewe d
by the Director of RMA - Planning and Director of
Building Services . All cut and/or fill slopes exposed
during the course of construction be covered, seeded, o r
otherwise treated to control erosion during the course o f
construction, subject to the approval of the Director o f
RMA - Planning and Director of RMA - Buildin g
Services . The improvement and grading plans shal l
include an implementation schedule of measures for the
prevention and control of erosion , siltation and dust during
and immediately following construction and until erosion
control planting becomes established. This program shal l
be approved by the Director of RMA - Planning and
Director of RMA - Building Services . (RMA - Planning
Department and RMA - Building Services
Department)

An Erosion Control Plan shall be
submitted to the RMA - Plannin g
Department and the RMA - Buildin g
Services Department prior to issuance
of building and grading permits .

Owner/
Applicant

Prior to the
issuance of
grading and
building
permits

Comply with the recommendations o f
the Erosion Control Plan during th e
course of construction until project
completion as approved by the Director
of RMA - Planning and Director of
RMA - Building Services .

Owner/
Applicant

Ongoing

Evidence of compliance with th e
Implementation Schedule shall be
submitted to the RMA - Planning
Department and the RMA - Buildin g
Services Department

Owner/
Applicant

Prior to
final
inspectio n

6 . PDO12(D) - LANDSCAPE PLAN AN D
MAINTENANCE - MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT (SINGLE
FAMILY DWELLING ONLY)
The site shall be landscaped. Prior to the issuance of
building permits, three (3) copies of a landscaping plan

Submit landscape plans and
contractor's estimate to the RMA -
Planning Department for review and
approval . Landscaping plans shall
include the recommendations from the
Forest Management Plan or Biological

Owner/
Applicant/
Licensed
Landscape
Contractor/
Licensed

Prior to
issuance of
building
permits
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shall be submitted to the Director of the RMA - Planning
Depai lulent . A landscape plan review fee is required for

Survey as applicable . Landscape
Architect

this project . Fees shall be paid at the time of landscape Submit one (1) set landscape plans of Owner/ Prior t o
plan submittal . The landscaping plan shall be in sufficient
detail to identify the location, species, and size of th e
proposed landscaping materials and shall include an
irrigation plan . The plan shall be accompanied by a
nursery or contractor's estimate of the cost of installation

approved by the RMA - Planning
Department, a Maximum Applied
Water Allowance (MAWA)
calculation, and a completed
"Residential Water Release Form and

Applicant/
Licensed
Landscape
Contractor/
Licensed

issuance of
building
permit s

of the plan. Before occupancy, landscaping shall be either
installed or a certificate of deposit or other form of surety
made payable to Monterey County for that cost estimate
shall be submitted to the Monterey County RMA -
Planning Department . All landscaped areas and fences

Water Permit Application" to the
Monterey County Water Resource s
Agency for review and approval .

Landscape
Architect

Submit the RMA - Planning
Department approved landscape plans,

Owner/
Applicant/

Prior to
issuance of

shall be continuously maintained by the applicant; all
plant material shall be continuously maintained in a litter -
free, weed-free, healthy, growing condition . (RMA -
Planning Department)

a Maximum Applied Water Allowanc e
(MAWA) calculation, and a complete d
"Residential Water Release Form and

Licensed
Landscape
Contractor/
Licensed
Landscape
Architect

building
permits

Water Permit Application" to the
Monterey Peninsula Water
Management District for review an d
approval .

Submit an approved water permit from Owner/ Prior to
the MPWMD to the RMA - Building Applicant/ issuance of
Permit Licensed

Landscape
Contractor

building
permits

Landscaping shall be either installed or a
certificate of deposit or other form of
surety made payable to Monterey Count y
for that cost estimate shall be submitted

Owner/
Applicant/
License d
Landscape

Prior to
occupancy

to the Monterey County RMA - Planning
Department .

Contractor/
License d
Landscape
Architect

ROLLINS (PLN090157)

	

Page 24



Pcrillir

(ud.
Humber

11itig.
,N umber

Conditions of . I ppr(n ul and or llitigatioir ilerrsnrrs am /

Responsible Lurid (sc Department

('on/pliunce or 1lonilorii/

	

lctio/l s
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cc'rtifiedprofcssioiial is required for

ac't/Oil to he accepted.

Responsibl e

Party fo r

( (1r11pI1(irlLY'

Timing
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( ' oral hanc c
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All landscaped areas and fences shall b e
continuously maintained by the
applicant ; all plant material shall b e
continuously maintained in a litter-free ,
weed-free, healthy, growing condition .

Owner/
Applicant

Ongoing

7 . PDO14(A) - LIGHTING - EXTERIOR LIGHTING
PLAN
All exterior lighting shall be unobtrusive, down-lit ,
harmonious with the local area, and constructed or located
so that only the intended area is illuminated and off-site
glare is fully controlled . The applicant shall submit 3
copies of an exterior lighting plan which shall indicate the
location, type, and wattage of all light fixtures and includ e
catalog sheets for each fixture . The lighting shall comply
with the requirements of the California Energy Code se t
forth in California Code of Regulations, Title 24, Part 6 .
The exterior lighting plan shall be subject to approval b y
the Director of the RMA - Planning Depaitment, prior t o
the issuance of building permits . (RMA - Plannin g
Department)

Submit three copies of the lightin g
plans to the RMA - Planning
Department for review and approval .
Approved lighting plans shall be
incorporated into final building plans .

Owner/
Applicant

Prior to the
issuance of
building
permit s

The lighting shall be installed an d
maintained in accordance with the
approved plan .

Owner/
Applicant

Prior to
Occupancy/
Ongoing

8 . PDO16 - NOTICE OF REPORT
Prior to issuance of building or grading permits, a notice
shall be recorded with the Monterey County Recorde r
which states :

"A Preliminary Archaeological Reconnaissance report has
been prepared for this parcel by Archaeological
Reconnaissance, dated May 8, 2009 and is on record in th e
Monterey County RMA - Planning Department, Librar y
No. LIB090440 . All development shall be in accordanc e
with this report. "

"An Updated Tree Assessment/Forest Management Plan
has been prepared for this parcel by Frank Ono, dated

Proof of recordation of this notice shal l
be furnished to the RMA - Planning
Department.

Owner/
Applicant

Prior to the
issuance of
grading and
building
permits

Submit proof that all development has
been implemented in accordance wit h
the report to the RMA - Planning
Department for review and approval .

Owner/
Applicant

Prior to
Occupancy
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December 20, 2009 and is on record in the Monterey
County RMA - Planning Department, Library No .
LIB 100121 . All development shall be in accordance with
this report. "

"A Replanting Plan" has been prepared for this parcel by
Zander Associates, dated May 4, 2010 and is on record in
the Monterey County RMA - Planning Department,
Library No.100122. All development shall be in
accordance with this plan . "

(RMA - Planning Department)
9 . PDO18 B - DEED RESTRICTION - CARETAKER Submit signed and notarized document Owner/ Prior to the

UNIT (COASTAL)
The applicant shall record a deed restriction stating the
regulations applicable to a caretaker unit as follows :
• Only one caretaker unit per lot shall be allowed .

to the Director of RMA - Planning
Department for review and signature by
the County.

Applicant issuance of
grading o r
building
permits

• The caretaker shall be employed principally on the lot
for purposes of care and protection of persons, plants ,
animals, equipment, or other facilities on-site or o n
contiguous lots under same ownership .
The minimum lot size for establishment of a caretaker

Proof of recordation of the document
shall be submitted to the RMA -
Planning Department.

Owner/
Applicant

Prior to
occupancy
or
commence-
ment of us e

unit in areas not served by sewers shall be two acres .
The minimum lot size for establishment of a caretake r
unit in the Carmel Planning Area shall be 40 acres .

• Caretaker units shall not be subject to density
requirements of the zoning district in which the lot i s
located, except in North County . In North County,
caretakers units shall not be permitted on lots less than
5 acres if located in an area not served by public sewer
systems .

Record the deed and map showing the
approved conservation and sceni c
easement. Submit a copy of th e
recorded deed and map to the RMA -
Planning Department .

Owner/
Applicant

Prior to
fina l
inspectio n
or
commence-
ment use

• The maximum floor area for a caretaker unit is 85 0
square feet.

• A minimum of one covered off-street parking space
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10 . PD035 - UTILITIES - UNDERGROUND
All new utility and distribution lines shall be placed
underground. (RMA - Planning Department; Publi c
Works)

Install and maintain utility and
distribution lines underground .

Owner/
Applicant

Ongoing

11 . PD041- HEIGHT VERIFICATION
The applicant shall have a benchmark placed upon th e
property and identify the benchmark on the buildin g
plans . The benchmark shall remain visible onsite unti l
final building inspection . The applicant shall provide

1) The applicant shall have a benchmark
placed upon the property and identify
the benchmark on the building plans .
The benchmark shall remain visibl e
onsite until final building inspection

Owner/
Applicant

Prior to the
issuance of
grading o r
building
permits

evidence from a licensed civil engineer or surveyor, t o
the Director of the RMA- Building Services Department
for review and approval, that the height of th e
structure(s) from the benchmark is consistent with what
was approved on the building permit associated with thi s
project. (RMA - Planning Department and Buildin g
Services Department)

2) The applicant shall provide evidence
from a licensed civil engineer o r
surveyor, to the Director of the
RMA- Building Service s
Department for review and approval ,
that the height of first finished floor
from the benchmark is consistent
with what was approved on the
building permit.

Owner/
Applicant

Prior to the
founda-
tion pre-
pour
inspection
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3) The applicant shall provide evidenc e
from a licensed civil engineer o r
surveyor, to the Director of the
RMA- Building Services
Department for review and approval,
that the height of the structure(s )
from the benchmark is consistent
with what was approved on th e
building permit .

Owner/
Applicant/
Engineer

Prior to the
final
inspectio n

12 . PDSP001- MIGRATORY BIRD TREATY ACT If tree removal and/or grading activities Owner/ Prior to
(NON-STANDARD )
In order to minimize potential impact to nesting birds, tre e
removal and/or construction activities shall be initiate d
during the non-breeding season for migratory birds, fro m
August 1" to January 31 St. If this timing is not feasible, a
preconstruction survey shall be conducted by a qualifie d
biologist prior to disturbance within the development area .
The survey shall primarily determine if there is a presenc e
of nesting birds . If nesting birds are discovered on or near
the building site, work shall be suspended and the
California Department of Fish and Game should be
consulted regarding measures to avoid impact . (RMA -
Planning Department)

occur between February 1 " and July 31 St,
the applicant shall submit a
preconstruction survey conducted by a
qualified biologist at least 30 days prio r
to commencement of these activities to
the RMA-Planning Department for
review and approval. Should the report
conclude that nesting birds ar e
discovered on or near the building site
and tree removal and/or gradin g
activities would remove the nest or have
the potential to cause abandonment ,
work shall be postponed until the youn g
of the year have fledged as determine d
through monitoring of the nest . Once the
biologist has verified the young have
fledged, construction activities may

resume.

Applicant/
Contractor

commence -
ment of tre e
removal and
or grading
activities

13 . PDSP002 - TREE AND ROOT PROTECTION Submit evidence of tree protection to Owner/ Prior to the
(NON-STANDARD)
Trees which are located close to the construction site(s )
shall be protected from inadvertent damage fro m
construction equipment by fencing off the canopy
driplines and/or critical root zones (whichever is greater)

the RMA - Planning Department fo r
review and approval .

Applicant issuance of
grading
and/or
building
permits
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and any
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or
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Trenching

roots

roots

shall

removal

of the
feeding

any tre e

pruned
cut by

with
with

stop in
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grading
is

protectio n
through
phases .
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arborist .

interim

out
If damage

report

measures
grading

are in plac e
and constructio n

is possible, submit
prepared by a certified

Applicant/
Arborist tion

Construe-

Submit
property
Department
document
successful
or

\Vorks

additional

photos
to

that
or

Department

the
after

if
tree

permit s

of the trees on the
RMA - Plannin g

construction to
protection has

follow-up remediatio n
are required .

been

Owner/
Applicant

Prio r
inspection

to final

14 . PW0043 - REGIONAL DEVELOPMENT IMPACT Applicant shall pay Monterey County Owner/ Prior to
FEE Building Services Department the traffic Applicant issuance of
Prior to issuance of building permits, applicant shall pay mitigation fee . building
the Regional Development Impact Fee (RDIF) pursuant t o
Monterey Code Chapter 12 .90. The fee amount shall b e
determined based on the parameters adopted in the current
fee schedule. (Public Works)

permits
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Responsible
Part, fo r

Compliam e

15 .

	

PW0044 - CONSTRUCTION MANAGEMENT
PLAN
The applicant shall submit a Construction Management
Plan (CMP) to the RMA-Planning Department and th e
Department of Public Works for review and approval .
The CMP shall include measures to minimize traffi c
impacts during the construction/grading phase of th e
project and shall provide the following information :
Duration of the construction, hours of operation, an
estimate of the number of truck trips that will b e
generated, truck routes, number of construction workers ,
parking areas for both equipment and workers, an d
locations of truck staging areas . Approved measures
included in the CMP shall be implemented by th e
applicant during the construction/grading phase of th e
project. (Public Works)

Monterey County Water Resources Agenc y

Applicant shall prepare a CMP and shal l
submit the CMP to the RMA-Plannin g
Department and the Department of
Public Works for review and approval .

Owner/
Applicant/
Contractor

Prior to
issuance of
the gradin g
permit or
building
permit

The approved measures shall b e
implemented during the
construction/grading phase of the project .

Owner/
Applicant/
Contractor

On-going
through
construction
phases

Submit 3 copies of the engineere d
drainage plan to the Water Resources
Agency for review and approval .

Owner/
Applicant/
engineer

Prior t o
issuance of
grading or
building
permit s

16 .

	

WR3 - DRAINAGE PLAN - RETENTIO N
The applicant shall provide the Water Resource s
Agency a drainage plan prepared by a registered civi l
engineer or architect addressing on-site and off-sit e
impacts. The plan shall include retention/percolation
facilities to mitigate the impact of impervious surfac e
stormwater runoff. Drainage improvements shall b e
constructed in accordance with plans approved by th e
Water Resources Agency . (Water Resources Agency)

17 .

	

WR8 - COMPLETION CERTIFICATION
The applicant shall provide the Water Resource s
Agency certification from a registered civil engineer o r
licensed contractor that stormwater detention/retentio n
facilities have been constructed in accordance with
approved plans . (Water Resources Agency)

Submit a letter to the Water Resources
Agency, prepared by a registered civil
engineer or licensed contractor ,
certifying compliance with approve d
drainage plan.

Owner/
Applicant/
Engineer/
Contractor

Prior to final
inspect-
ion
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WR40 - WATER CONSERVATION MEASURES
The applicant shall comply with Ordinance No . 3932, or
as subsequently amended, of the Monterey Count y
Water Resources Agency pertaining to mandatory water
conservation regulations . The regulations for new
construction require, but are not limited to :
a. All toilets shall be ultra-low flush toilets with a
maximum tank size or flush capacity of 1 .6 gallons, all
shower heads shall have a maximum flow capacity o f
2 .5 gallons per minute, and all hot water faucets tha t
have more than ten feet of pipe between the faucet an d
the hot water heater serving such faucet shall be
equipped with a hot water recirculating system.
b. Landscape plans shall apply xeriscape principles ,
including such techniques and materials as native or low
water use plants and low precipitation sprinkler heads ,
bubblers, drip irrigation systems and timing devices .
(Water Resources Agency)

19 .

	

WR43 - WATER AVAILABILIT Y
CERTIFICATION
The applicant shall obtain from the Monterey County
Water Resources Agency, proof of water availability on
the property, in the form of an approved Monterey
Peninsula Water Management District Water Release
Form. (Water Resources Agency)

Pebble Beach Community Services Distric t

18 .

Submit the Water Release Form to the
Water Resources Agency for revie w
and approval .

Owner/
Applicant

Owner/
Applicant

1itllitw

Prior to fina l
building
inspect-ion/
occupancy

Prior to
issuance of
any building
permits

20 . Applicant shall incorporate
specification into design and enumerate
as "Fire Dept. Notes" on plans .

Applicant
or owner

FIRE008 - GATES
All gates providing access from a road to a driveway
shall be located at least 30 feet from the roadway an d
shall open to allow a vehicle to stop without obstructin g
traffic on the road . Gate entrances shall be at least the

Prior t o
issuance of
grading
and/or
building
permit
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width of the traffic lane but in no case less than 12 feet
wide. Where a one-way road with a single traffic lan e
provides access to a gated entrance, a 40-foot turning
radius shall be used. Where gates are to be locked, the
installation of a key box or other acceptable means for
immediate access by emergency equipment may b e
required . (Pebble Beach Community Services District)

Applicant shall schedule fire dept.
clearance inspection

Applicant
or owner

Prior to fina l
building
inspection

21 . FIRE011- ADDRESSES FOR BUILDING S
All buildings shall be issued an address in accordanc e
with Monterey County Ordinance No . 1241 . Each
occupancy, except accessory buildings, shall have its

Applicant shall incorporate
specification into design and enumerate
as "Fire Dept. Notes" on plans .

Applicant
or owner

Prior t o
issuance of
building
permit .

own permanently posted address . When multipl e
occupancies exist within a single building, eac h
individual occupancy shall be separately identified by it s
own address . Letters, numbers and symbols for
addresses shall be a minimum of 4-inch height, 1/2-inc h
stroke, contrasting with the background color of th e
sign, and shall be Arabic . The sign and numbers shal l
be reflective and made of a noncombustible material .
Address signs shall be placed at each driveway entrance
and at each driveway split .

	

Address signs shall be an d
visible from both directions of travel along the road . In
all cases, the address shall be posted at the beginning o f
construction and shall be maintained thereafter . Address
signs along one-way roads shall be visible from bot h
directions of travel. Where multiple addresses are
required at a single driveway, they shall be mounted o n
a single sign . Where a roadway provides access solely
to a single commercial occupancy, the address sign shal l
be placed at the nearest road intersection providin g
access to that site . Permanent address numbers shall b e
posted prior to requesting fmal clearance . (Pebble
Beach Community Services District)

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection
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.
umber

( 'onditions of _Approval and or Mitigation 11easures an d
Responsible Lund ( se /)eltartmen l

FIRE021- FIRE PROTECTION EQUIPMENT &
SYSTEMS - FIRE SPRINKLER SYSTE M
(STANDARD)
The building(s) and attached garage(s) shall be full y
protected with automatic fire sprinkler system(s) .
Installation shall be in accordance with the applicabl e
NFPA standard . A minimum of four (4) sets of plans
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• PROPERTY OWNER:
RDA TRUST
P.O. BOX 176 7
PEBBLE BEACH, CA . 93953
PH. (831) 626-3736

•

	

PROJECT ADDRESS:
1573 RIATA ROAD
PEBBLE BEACH, CA. 93953

• PROJECT SCOPE
- CONSTRUCT A NEW 2-STORY 28284 SF
SINGLE FAMILY RESIDENCE W/ ATTACHED
1,399.2 4-CAR GARAGE
- NEW 1-STORY 850 SF CARETAKER UNI T
- NEW 450 UN . FOOT DRIVEWAY
- NEW 1,875 .4 SF ENTRY M URT
- NEW 1480.2 SF GARAGE MOTORCOTORCOTRT
- NEW 815.0 SF FIRE TRUCK TURNAROUND
- NEW ENTRY GATE AND CO LUMN S
- TREE REMOVAL PER FOREST MANAGEMENT
PLAN

• OCCUPANCY: R-3, U

• CONST. TYPE: V-B

• AP.E.

	

005-341-01 9

• LEGAL DESC, : LOT: BLOCK :

• ZONE LDR/1 .5-0(CZ )

• STORIES

	

MAIN RESIDENCE : 2-STORIES
CARETAKER: 1-STORY

•

	

MAX BLDG. HE MAIN RESIDENCE : 30 FEET
CARETAKER: 15 FEET

• GRADING: CUT 850 CY TIL• 250 CY

• TREE REMOVAU SEE FOREST MANAGEMENT PLA N

• TOPOGRAPHY: SLOPING

ROJECT CODE COMPLIANCE:
1 . 2007 CSC, CMG, CPC, ONE, CEO, A

T-24 CALIFORNIA ENERGY CODE

EM00: MICROPAS V7.1, ENERGY PRO 4.0

• LOT AREA:

	

105,011.4 SF. (2.41 Co.)

• LOT COVERAGE CALECLA%ONS:

BUILDINGS

TERRACES, BALCONIES, A FAROS

TOTAL

• LOT COVERAGE ALLOWED: 15,751.7 SF (15.05)

• LOT COVERAGE PROPOSED: 7,745.5 SF (7.45)

&SEMIW
51IRFA	

DRIVEWAYS • •

RETAINING WALLS
ENTRY COURTYARD• •
MOTOR COURT"

FIRENUDO TURNAROUND ••
TERRACES/PATIOS

TOTAL

• STRUCTURAL COVERAGE PROPOSED: 6,477.2 S.F.
• STRUCTURAL COVERAGE ALLOWED : 5,000 S.F.

• IMPERVIOUS COVERAGE PRO POSED: 1,507.6 S.F.

• IMPERVIOUS COVERAGE ALLOWED :

	

4,000 S.F.

• TOTAL LOT COVERAGE

	

7,985 .0 S.F.
(STRUCTURAL AND IMPERVIOUS SURFACES )

• PAVING FOR THIS AREA TO BE 100% PERMEABL E
CONSTRUCROV VAIN BASAUTE PERMEABLE PAVER S
OVER It GRAVEL BASE SEE DETAIL I/AI .O.

PLANNING INFO.
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EXHIBIT D

ZANDER ASSOCIATES
Environmental Consultants

May 4, 201 0

Susan and Mark Stilwel l
P.O. Box 26
Pebble Beach, CA 9395 3

Planting and Revegetation Area s
1573 Riata Road
Pebble Beach, C A

Dear Susan and Mark:

We have reviewed the most recent site plan prepared by International Design Group date d
April 22, 2010 for your 2 .4-acre lot located at 1573 Riata Road in Pebble Beach, Montere y
County, California. We also reviewed the Forest Management Plan (FMP) prepared by Fran k
Ono, dated December 20, 2009 and coordinated with Mr . Ono regarding replanting and
management to maintain a healthy forest stand on the lot . Based on this review and
coordination, coupled with our own site reconnaissance on August 12, 2009, we hav e
designated four planting and revegetation areas for the site (Figure 1, attached) and provid e
guidelines for each as follows .

Planting Area 1

This area occupies approximately 0 .77-acre (about 1/3 of the lot) located along th e
northwesterly edge of the site. It is characterized by a relatively dense (>70% closed) canop y
of smaller to moderate diameter Monterey pines (Pinus radiata) in abundant numbers with a
sub-canopy of coast live oak (Quercus agrifolia) . Understory vegetation was not mowed a t
the time of our August 12, 2009 site visit and was comprised primarily of herbaceous an d
grassland species with moisture-tolerant plants such as sedges (Carex sp.), bent gras s
(Agrostis pallens) and wood mint (Stachys sp .), with no manzanitas (Arctostaphylos spp .) . A
drainage along the northerly property line supports scattered shrubs of huckleberry
(Vaccinium ovatum) and coffeeberry (Rhamnus californica) interspersed with carpets of the
non-native periwinkle (Vinca major) .

Canopy and understory vegetation in this area should be allowed to regenerate naturally ; littl e
to no active planting of pines, oaks or manzanitas should occur here . Likewise, no active
thinning, clearing or tree removal should be necessary in this area (unless there is a safet y
hazard); natural attrition of older pines should create gaps for regeneration of seedlings . The
primary management goal for this area should be to control (initially remove and do not allo w
reintroduction of) non-native, invasive species such as periwinkle, acacia (Acacia spp.) ,
French broom (Genista monspessulana) and other weedy species .

4460 Redwood Hwy, Suite 16-240
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Fax: (415) 814-4125



Susan and Mark Stilwell
May 4, 2010
Page2

Zander Associates

Planting Area 2

This area is a relatively dry, southwest-facing slope below the building envelope of th e
proposed residence with a sparse canopy of more of less even-aged pines . The area has been
mowed and cleared so that the understory is comprised primarily of herbaceous species lik e
rattlesnake grass (Briza maxima), smooth cat's ear (Hypochaeris glabra), and pine gras s
(Calamagrostis rubescens) . Some manzanitas can also be found along the easterly edge o f
this area .

The FMP designates this area as a suitable site for replanting Monterey pines since the canop y
is sparse and the area can accommodate more trees (at least 15 to 20 trees) withou t
overcrowding . However, since views to Carmel Bay and Stillwater Cove are prominent in
this area, care should be taken to plant trees outside the line of sight to avoid branch pruning ,
topping or removal in the future . Hooker's manzanita (A. hookeri), shaggy-bark manzanita
(A . tomentosa) and other woody and herbaceous understory species could also enhance fores t
health in this planting area. A recommended plant palette for use in selecting appropriat e
native species is attached.

Planting Area 3

This area is also a relatively dry, southwest-facing slope but it is located above and easterly o f
the building envelope of the proposed residence . The area also supports a sparse canopy o f
more of less even-aged pines with scattered shrubs including shaggy-bark manzanita an d
coyote brush (Baccharis pilularis) . Uncut clusters of shaggy-bark manzanita are present
along the eastern perimeter of the property near the intersection of Riata Road and Palmer o
Way.

This area is also designated by the FMP as a suitable tree replacement planting area fo r
Monterey pines . A denser canopy of pines (a minimum of 20 replacement trees on 10-15 foot
centers) could be accommodated in this area since line of sight to ocean views may not be a s
critical . In addition, manzanitas and other shrubs and herbaceous species (see attached plant
palette) would be well-suited in this area .

Planting Area 4

These areas are immediately adjacent (mostly interior) to the new residence and associate d
improvements . A more ornamental mix of plant materials may be considered for landscap e
purposes in these area with an emphasis on species native to the Monterey Peninsula . No
invasive species such as French broom, pampas grass (Cortaderia spp .), iceplant
(Carpobrotus spp.), New Zealand tea tree (Leptospermum spp.), acacia or mypoporum
(Mypoporum laetum), often sold in the nursery trade as ornamentals, should be used in th e
landscape . Tree replacement opportunities (for Monterey pines) would also be limited in



Susan and Mark Stilwell
May 4, 201 0
Page 3

Zander Associates

these areas because of their proximity to the house . However, Hooker's manzanita could b e
used to good effect as a low-growing ground cover .

In summary, with implementation of these guidelines, there should be no net impact to fores t
resources from development of the new residence on this lot . Tree replacement (1 :1) for trees
over 12" diameter can be accommodated in Planting Areas 2 & 3 and Hooker's manzanita ca n
be included in the replanting plans . Other native forest elements, appropriate for this area o f
the Del Monte Forest, can also be included to enhance understory cover and diversity . The
relatively denser stand of pines along the northwesterly boundary of the lot can be manage d
and maintained to promote natural regeneration. Through a balance of restoration an d
maintenance, primarily appropriate planting and non-native species control, elements of a
healthy forest can be retained on the site .

We trust that this assessment will assist you with your County of Monterey review an d
approval process . Please call me if you have any questions .

Sincerely,

Michael Zander
Principal

Attachments : Figure 1 : Planting Areas
Table 1 : Suggested Native Plant Palette



Table 1
Suggested Native Plant Palette for 1573 Riata Roa d

Scientific Name Common Nam e

Trees
Pinus radiata Monterey pine
Quercus agrifolia coast live oak

Shrubs
Arctostaphylos hookeri Hooker's manzanita
Arctostaphylos tomentosa ssp tomentosa shaggy-bark manzanita
Baccharis pilularis var. consanguinea coyote brus h
Ceanothus thrysiflorus blue blosso m
Mimulus aurantiacus bush monkey flower
Pteridium aquilinum bracken fern
Symphoricarpos mollis snowberry
Rhamnus californica California coffeeberry
Rosa californica California rose
Vaccinium ovatum huckleberry

Grasses and Herbs
Achillea millefolium common yarrow
Agrostis pallens bent grass
Calamagrostis rubescens pine grass
Danthonia californica oatgrass
Deschampsia caespitosa tufted hairgras s
Fragaria vesca woodland strawberry
Iris douglasiana Douglas iri s
Lessingia .flagini folic California aster
Lonicera hispidula hairy honeysuckle
Melica imperfecta coast range melic a
Satureja douglasii yerba buena
Sisyrinchium bellum blue-eyed grass



EXHIBIT E

Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2nd Floor

Salinas CA 9390 1
(831) 755-502 5

Advisory Committee : Del Monte Fores t

Please submit your recommendations for this application by Thursday, November 05, 2009 .

Project Title : ROLLINS LARRY TR
File Number : PLN09015 7
File Type : PC
Planner : QUENGA
Location : 1573 RIATA RD PEBBLE BEAC H
Project Description :
COMBINED DEVELOPMENT PERMIT CONSISTING OF : 1) A COASTAL ADMINISTRATIVE PERMIT AND DESIGN
APPROVAL TO ALLOW THE CONSTRUCTION OF A 9,027 SQUARE FOOT TWO-STORY SINGLE FAMILY DWELLING ,
AN ATTACHED 1,399 SQUARE FOOT GARAGE, 560 SQUARE FEET OF RETAINING WALLS, AND 947 SQUARE FEET O F
TERRACES, BALCONIES, AND PATIOS ; 2) A COASTAL DEVELOPMENT PERMIT AND DESIGN APPROVAL TO ALLO W
THE CONSTRUCTION OF AN 850 SQUARE FOOT CARETAKER'S UNIT; 3) A COASTAL DEVELOPMENT PERMIT T O
ALLOW THE REMOVAL OF 27 OAK AND 27 PINE TREES; 4) A COASTAL DEVELOPMENT PERMIT TO ALLOW
DEVELOPMENT WITHIN 100 FEET OF AN ENVIRONMENTALLY SENSITIVE HABITAT ; AND 4) A VARIANCE T O
EXCEED THE PESCADERO WATERSHED STRUCTURAL LIMITATION OF 5,000 . THE PROJECT INCLUDES PERVIOUS
SURFACES FOR THE NEW DRIVEWAY, MOTORCOURTS AND GUEST PARKING AREA AND ASSOCIATED GRADIN G
OF APPROXIMATELY 850 CUBIC YARDS OF CUT AND 250 CUBIC YARDS OF FILL . THE PROPERTY IS LOCATED AT
1573 RIATA ROAD, PEBBLE BEACH (ASSESSOR'S PARCEL NUMBER 008-341-019-000), DEL MONTE FOREST AREA,
COASTAL ZONE.

Was the Owner/Applicantl/Representative Present at Meeting? Yes	 X	 No

Owner Mark Stilwell and applicant Jun Suliano present

PUBLIC COMMENT :

Name
Site Neighbor? Issues /Concern s

(suggested changes)
YES NO

X
Margaret Leighto n

Mark Stilwell
X

Joe Collins
X Attended to verify that the orange flaggin g

on site is accurate.

Jun Suliano
X

3



LUAC AREAS OF CONCERN:

Concerns /Issues
(e.g. site layout, neighborhood

compatibility ; visual impact, etc)

Policy/Ordinance Referenc e
(If Known)

Suggested Changes -
to address concerns

(e.g. relocate; reduce height; move
road access, etc)

ADDITIONAL LUAC COMMENT S

This property is located in the Pescadero watershed in an area where most homes exceed the County restriction on lo t
coverage . Inquiry was made regarding the County position on allowing lot coverage to exceed the allowable amount o f
5,000 s .f. if the total lot coverage and impervious coverage remained below the 9,000 s .f. total allowed.

Anna Quenga responded that in cases of modifications to existing homes in the watershed, the total allowed lot coverag e
greater than 5,000 s .f. has sometimes been approved when there is a lot coverage reduction proposed as part of the projec t
or as long as total lot coverage and impervious coverage remain under 9,000 s .f. This project is new construction and s o
there is no precedent.

RECOMMENDATION :

Motion by	 S . Getreu	 (LUAC Member's Name)

Second by	 K. Caneer	 (LUAC Member's Name)

X	 Support Project as propose d

Recommend Changes (as noted above)

Continue the Item

Reason for Continuance :

Continued to what date :

AYES :	 K. Caneer, R. Dewar, S . Getreu, L . Lietzke, J . Stock, S . Verbanec

NOES :	 None	

ABSENT :	 W. Connors

ABSTAIN :	 None

4
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