MONTEREY COUNTY ZONING ADMINISTRATOR

Meeting: June 30, 2011 Time: 1:40 P.M. | Agenda Item No.: 4

Project Description: Coastal Administrative Permit to allow the demolition of a 1,722 square
foot one-story single family dwelling with an attached one-car garage and the construction of a
2,806 square foot three-story single family dwelling with an attached 575 square foot two-car
garage, 362 cubic yards of grading (331 cubic yards cut/31 cubic yards fill) and Design Approval.

Project Location: 24332 San Juan Rd, Carmel APN: 009-024-003-000

. . . Owner: Corrigan Jill
Planning File Number: PLN100627 Agent: G.D. Case

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

Zoning Designation: : “MDR/2-D(CZ)” (Medium Density Residential, 2 units per acre with
Design Control Overlay (Coastal Zone)

CEQA Action: Categorically Exempt per Section 15303 (a) and 15301(1)(1)

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Zoning Administrator adopt a resolution (Exhibit B) to:
1) Categorically exempt PLN100627 per CEQA Guidelines Section 15303 (a) and
15301(1)(1); and
2) Approve PLN100627, based on the findings and evidence and subject to the
conditions of approval (Exhibit B):

PROJECT OVERVIEW:

The applicant proposes to demolish an existing one-story single family residence with an
attached lower level garage and to construct a new three-story single family residence with an
attached lower level garage within in essentially the same footprint as the existing residence.
The property is located on San Juan Road in the Carmel Woods area of Carmel, surrounded by
medium density residential development. The subject parcel is a triangular shaped, 8,314 square
foot parcel, which is bounded on three sides by San Juan Road. The site is constrained by
slopes, the shape of the parcel and the required 20 foot front yard setback which wraps around
three sides of the parcel. The site slopes downward approximately 12 feet from San Juan Road
on the northwest to San Juan Road on the southeast. The area available for development is a
triangular envelope approximately 85 feet long and ranging from approximately 7 feet wide at
the narrow end to approximately 65 feet wide at the widest point.

Comments were received from several neighbors (Exhibit E) who object to the height and mass
of the project, how the new residence will fit into the neighborhood and the loss of the view of
the ocean over the parcel from San Juan Road. In response to those comments, the applicant has
reduced the height of the residence by approximately 1.5 feet. Although the residence is three
stories, the third story element is very small at 280 square feet and the roof line incorporates
three levels, which step down from the center to reduce the visual impact of the mass. The
highest roof level will be at 27.5 feet above natural grade or 2.5 feet below the maximum height
allowed in the district, and the lower levels at 22.5 feet and 19.5 feet. Other residences in the
vicinity include one, two and three-story homes of various different types of construction. This
project meets all of the development standards of the Zoning Ordinance and the use of natural
materials such as wood and stone is consistent with the Visual Resources policies of the Carmel
Area Land Use Plan. The mass of the structure is broken up by modulations in the planes of the
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structure, windows and the use of different materials on the upper and lower levels. The
applicant also moved the residence two additional feet from the north property line in response to
comments from the neighbor to the north. The standard condition requiring verification of
height prior to final inspection (Condition No. 9) has been incorporated to ensure that the
residence is built to the approved height.

The ocean is visible from San Juan Road through the trees and over the existing residence. A
small portion of Point Lobos is also visible over the parcel from a short section of San Juan
Road. However, that view is almost completely obscured by the existing trees. The proposed
residence will be taller than the existing residence and these views will be blocked. Carmel Land
Use Plan Policy 5.3.3.4.c calls for structures and landscaping placed upon land on the west side
of Highway 1 to be sited and designed to retain public views of the shoreline from Highway 1
and roads seaward of the highway. In this case, there is no view of the shoreline as defined in
Section in Section 20.146.020.JJ of the CIP. Therefore, the project will be consistent with this
policy.

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:
RMA - Public Works Department
Environmental Health Bureau
\/ Water Resources Agency
N Cypress Fire Protection District
Parks Department
California Coastal Commission

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

The project was heard by the Carmel Unincorporated/Highlands Land Use Advisory Committee
(LUAC) at public meetings on February 7, 2011 and February 22, 2011. The LUAC
unanimously recommended approval of the project as presented on February 22, 2011.

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

o r~
/S/ Thlinda G. Rob@
AQ N M AP N~
Delinda G. Robinéon) Senior Planner

(831) 755-5198, robinsond@co.monterey.ca.us
June 21, 2011

cc: Front Counter Copy; Zoning Administrator; Cypress Fire Protection District; Public
Works Department; Parks Department; Environmental Health Bureau; Water Resources
Agency; California Coastal Commission; Laura Lawrence, Planning Services Manager;
Delinda Robinson, Project Planner; Carol Allen, Senior Secretary; Corrigan Jill, Owner;
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G.D. Case, Agent; Planning File PLN100627

Attachments: Exhibit A
Exhibit B

Exhibit C
Exhibit D
Exhibit E

Project Data Sheet

Draft Resolution, including:

1. Conditions of Approval

2. Site Plan, Floor Plan and Elevations,

Vicinity Map

Carmel Unincorporated Land Use Advisory Committee Minutes
Project Correspondence

This report was reviewed by Bob Schubert, Senior Plannﬁ
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EXHIBIT A

Project Data Sheet for PLN100627

Project Title:

Location:

CORRIGAN

24332 San Juan Road
Carmel

Primary APN:

009-024-003-000

Applicable Plan: Carmel LUP Coastal Zone: YES
Permit Type: CAP Zoning: MDR/2-D(CZ)
Environmental Status: EXEMPT Plan Designation: MDR/2
Advisory Committee: Carmel Unincorporated/ Final Action Deadline (884): (5/26/2011
Highlands LUAC
Project Site Data:
Lot Size: 8341 SF Coverage Allowed: 35%,
Coverage Proposed: 23.4%,
Existing Structures (SF): 1,722
Height Allowed: 30 FEET
Proposed Structures (SF): 3381 Height Proposed: 275 FEET
Total SF: 3381 Floor Area Ratio Allowed: 45%
Floor Area Ratio Proposed: 4(0%
Resource Zones and Reports:
Environmentally Sensitive Habitat: None Erosion Hazard Zone: WModerate
Biological Report# N/A Soils Report#: 1IB110027
Tree Resource Evaluation Rpt. #: 1JB110028
Archaeological Sensitivity Zone: MODERATE Geologic Hazard Zone: [V
Archaeological Report#: 1 ]B110029 Geologic Report#: None
Fire Hazard Zone: TURBAN/AG Historical Report#: T.JB110025
Other Information:
Water Source: PUBLIC Sewage Disposal (method): SEWER
Water Dist/Co: CAL AM Sewer District Name: CAWD
Fire District: CYPRESS FPD Total Grading (cubic yds.): 362 (331 cut/31 fill)
Tree Removal: NONE

Date Printed: 06/21/2011




EXHIBIT B
DRAFT RESOLUTION

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

In the matter of the application of:

CORRIGAN JILL (PLN100627)

RESOLUTION NO. ----

Resolution by the Monterey County Zoning

Administrator:

1) Categorically Exempting per CEQA Guidelines
Section 15301(1)(1) and 15303(a); and

2) Approving Coastal Administrative Permit to
allow the demolition of a 1,722 square foot one-
story single family dwelling with an attached
one-car garage and the construction of a 2,806
square foot three-story single family dwelling
with an attached 575 square foot two-car garage,
362 cubic yards of grading (331 cubic yards
cut/31 cubic yards fill) and Design Approval.

(PLN100627, Corrigan, 24332 San Juan Road,

Carmel, Carmel Area Land Use Plan) (APN: 009-

024-003-000))

The Corrigan application (PLN100627) came on for public hearing before the Monterey
County Zoning Administrator on June 30, 2011. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and
other evidence presented, the Zoning Administrator finds and decides as follows:

FINDINGS

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

EVIDENCE: a) During the course of review of this application, the project has been

reviewed for consistency with the text, policies, and regulations in:

- the Monterey County General Plan,

- Carmel Area Land Use Plan,

- Monterey County Coastal Implementation Plan, Part 4,

- 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 24332 San Juan Rd, Carmel (Assessor’s Parcel

Number 009-024-003-000), Carmel Area Land Use Plan. The parcel is
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d)

2

h)

CORRIGAN (PLN100627)

zoned “MDR/2-D(CZ)” (Medium Density Residential, 2 units per acre
with Design Control Overlay (Coastal Zone), which allows single
family residences. Therefore, the project is an allowed land use for this
site.

The property is located in a Design Control Overlay district within the
Carmel Area Land Use Plan which requires that structures be
subordinate to and blended into the environment using appropriate
materials that will achieve that effect. Materials and colors of the
proposed new residence are earth toned and consist of “Mountain Ash”
(grey) stained cedar lap siding with resawn trim, sills and fascia,
“AutumnWood” (brown) colored concrete roof tiles, and “Mudpie”
(dark brown) colored window frames, railings and stairs.

The project complies with all of the applicable development standards
of Section 20.12.060 of Title 20 including height, setbacks, lot coverage
and floor area ratio.

The project planner conducted site inspections on December 6, 2010
and May 26, 2011 to verify that the project on the subject parcel
conforms to the plans listed above.

The project is consistent with the Visual Resources policies of the
Carmel Land Use Plan (LUP). The project is not located within the
public viewshed as defined in LUP Section 2.2 and will not be visible
from 17-Mile Drive, Scenic Road, Highway 1 or Point Lobos Reserve
as shown on LUP Map A.

The project is consistent with LUP Policy 2.2.3.4 which requires that
the portion of the parcel least visible from public viewpoints and
corridors shall be considered the most appropriate site for the location of
new structures. Due to the small size and triangular shape of the subject
parcel, limited area is available for development on the parcel. The new
structure has been sited in the only area available for development on
the parcel.

The project was referred to the Carmel Unincorporated/Highlands Land
Use Advisory Committee (LUAC) for review. Based on the LUAC
Procedure guidelines adopted by the Monterey County Board of
Supervisors per Resolution No. 08-338, this application did warrant
referral to the LUAC because the project includes a Design Approval
which will be heard at a public hearing. At a public meeting on
February 7, 2011, the LUAC recommended that the applicant lower the
height and reduce the mass of the project. The applicant subsequently
modified the plans to address the LUAC’s concerns and the LUAC
unanimously recommended approval of the project as modified on
February 22,2011. The LUAC also commented favorably on the
materials to be used for the exterior of the house as being rustic in
character.

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
PLN100627.
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2. FINDING:

EVIDENCE: a)

b)

d)

3. FINDING:

EVIDENCE: a)

b)

CORRIGAN (PLN100627)

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

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

Staff identified potential impacts to Historical Resources, and Trees.
Technical reports by outside consultants indicated that there are no
physical or environmental constraints that would indicate that the site is
not suitable for the use proposed. County staff independently reviewed
these reports and concurs with their conclusions. The following reports
have been prepared:

- “State of California — The Resources Agency Department of Parks
and Recreation Primary Record” (Historical Assessment)
(LIB110025) prepared by Kent Seavey, Pacific Grove, CA,
December 20, 2010.

- “Geotechnical and Geological Investigation” (LIB110027)
prepared by Soil Surveys, Salinas, CA, December 20, 2010.

- “Tree Resource Evaluation Construction Impact Analysis”
(LIB110028) prepared by Maureen Hamb, Santa Cruz, CA,
December 30, 2010.

- “Preliminary Cultural Resources Reconnaissance of Assessor’s
Parcel Number 009-024-003” (LIB110029) prepared by Susan
Morley, Marina, CA, December 14, 2010.

Staff conducted site inspections on December 6, 2010 and May 26,
2011 to verify that the site is suitable for this use.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN100627.

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

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

Necessary public facilities are available. Domestic water and sewer
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4. FINDING:

EVIDENCE: a)

b)

©)
d)

5. FINDING:

EVIDENCE: a)

6. FINDING:

EVIDENCE: a)

CORRIGAN (PLN100627)

service are provided to the existing residence by the California
American Water Company and the Carmel Area Wastewater District
respectively. The proposed residence will utilize the existing
connections. The Monterey Peninsula Water Management District
Residential Water Release Form and Water Permit Application
submitted for the project indicates that there will be no increase in the
number of water fixtures as a result of the proposed project.
Preceding findings and supporting evidence for PLN100627.

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

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

Staff conducted site inspections on December 6, 2010 and May 26,
2011 and researched County records to assess if any violation exists on
the subject property.

There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN100627.

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

California Environmental Quality Act (CEQA) Guidelines Section
15301(1)(1) categorically exempts the demolition and removal of one
single-family residence and Section 15303(a) categorically exempts the
construction of one single-family residential structure.

The project includes the demolition of one single-family residence and
the construction of one single-family residence.

No adverse environmental effects were identified during staff review of
the development application during site visits on December 6, 2010 and
May 26, 2011.

Staff review of the project found that there are no unique circumstances
and that none of the exemptions listed in CEQA Guidelines Section
15300.2 apply.

See preceding and following findings and supporting evidence.

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

No access is required as part of the project as no substantial adverse
impact on access, either individually or cumulatively, as described in
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7. FINDING:

EVIDENCE:

b)

c)
d

€)

2)
b)

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

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

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

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN 100627

The project is consistent with LUP Policy 5.3.3.4.a which requires that
structures and landscaping placed upon land on the west side of
Highway 1 be sited and designed to retain public views of the shoreline
from Highway 1 and roads seaward of the Highway. The project is
located on San Juan Road on the west side of Highway 1, more than one
mile from the nearest shoreline and more than 3 7z miles from Point
Lobos. The ocean is visible in the distance from San Juan Road
through the trees over the existing residence. Trees almost completely
obscure a very brief view of a portion of Point Lobos from San Juan
Road over the existing residence. However there is no view of the
shoreline as defined in Section 20.146.020.JJ of the CIP.

The project planner conducted a site inspection on December 6, 2010
and May 26, 2011.

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

BOARD OF SUPERVISORS

Section 20.86.030.a Monterey County Zoning Ordinance.
CALIFORNIA COASTAL COMMISSION

Section 20.86.080.1, Monterey County Zoning Ordinance. The project
is appealable to the California Coastal Commission because the project
is located between the sea and the first through road paralleling the sea.
San Juan Road is the first through road paralleling the sea in the project
area.

DECISION

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

does hereby:

A. Categorically exempt pursuant to CEQA Guidelines Section 15301(1)(1) and
15303(a); and

B. Approve Coastal Administrative Permit to allow the demolition of a 1,722 square foot
one-story single family dwelling with an attached one-car garage and the construction
of a 2,806 square foot three-story single family dwelling with an attached 575 square
foot two-car garage, 362 cubic yards of grading (331 cubic yards cut/31 cubic yards
fili) and Design Approval, in general conformance with the attached sketch (Exhibit
2) and subject to the conditions (Exhibit 1), both exhibits being attached hereto and
incorporated herein by reference.

CORRIGAN (PLN100627)
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PASSED AND ADOPTED this 30th day of June, 2011

Mike Novo, Zoning Administrator

COPY OF THIS DECISION MAILED TO APPLICANT ON DATE

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING
FEE ON OR BEFORE [DATE]

(Coastal Projects)

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

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

NOTES

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

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

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

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

MINUTES
Carmel Highlands Land Use Advisory Committee
Tuesday, February 22, 2011

1. Meeting called to order by ?QJQJ bt& viS at L/" o { pm

2. Roll Call

Members Present: D&u ‘ 5/, H‘ i sjf . MJ\ een L\}d_ M ;ULLDI
7/ 4 / -/

Members Absent: R‘A\Lﬂﬂf # SP sol‘n i'ul(_ y H@l (

3. Approval of Minutes:
a. February 7, 2011 minutes

Motion: Mv.l\e,u (LUAC Member's Name)

Second: DA_J 3 (LUAC Member's Name)

Ayes: Mu—-'\ ~ BA-V.['S . HHL)T
Noes: ’9/

Absent: %ﬂ"hw //u\'eSd m&{/’/ HZL“

Abstain: Wﬂ'! L / W eloei™

4, Public Comments: The Committee will receive public comment on non-agenda items that are within the
purview of the Committee at this time. The length of individual presentations may be limited by the Chair.

RECEIVED

FEB 2 3 201

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT,

Non E-




5. - Scheduled Htem(s) — Refer to attached project referral sheet(s)

W/\%
6. Other Items:

A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects

MoN E-
B) Announcements
N VE-
7. Meeting Adjourned: 5! gg pm

Minutes taken by: Z‘{' { E'ST

RECEIVED

| FEB 23 200

ONTEREY COUNTY
"y NING & BUILDING

INSPECTION DEPT




Action by Land Use Advisory Committee
Project Referral Sheet

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

Advisory Committee: Carmel Unincorporated/Highlands

Please submit your recommendations for this application by: February 22,2011

Project Title: CORRIGAN JILL

File Number: PLN100627

File Type: ZA

Planner: ROBINSON

Location: 24332 SAN JUAN RD CARMEL
Project Description:

Item continued from 2/7/11 meeting

Combined Development Permit consisting of: 1) a Coastal Administrative Permit to allow the demolition of a 1,722 square
foot one-story single family dwelling with an attached one-car garage and the construction of a 3,381 square foot three-story
single family dwelling with an attached two-car garage; 2) a Coastal Development Permit to allow the removal of cne
Monterey Pine tree; and 3) Design Approval. The property is located at 24332 San Juan Road, Carmel (Assessor's Parcel
Number 009-024-003-000), Carmel Land Use Plan, Coastal zone.

Was the Owner/Applicant/Representative present at meeting? Yes

Y

No

QQlO)\-‘S%

‘Was a County Staff/Representative present at meeting? (Name)
PUBLIC COMMENT:
Name Site Neighbor? Issnes / Concerns
(suggested changes)
B YES . NO
N Ty e Sl Ho N bBlade Moty S, Candlles
b MM Auabu\?*ﬁfr goﬂ-"ﬁk l..,\a b MA (’v:ej;-u‘u(
Codan sl e R PR
24333 Sy Junw RD. Roduge, ;\Qig:} ﬁ’f Skl Uiesrs
Kal\t K\udrm-zio.r. ‘g’j\‘:\“m H“"“‘I ;\; ‘1"6‘:? dafrchhu e
W H
29 b Spw Susa 2O n = Tt
R \ ‘ guste ir T ses rat B
Ku)m\.r Warrea / e maichbor "’P"';
2 LfL/OS S&-t\, LU ) < Q(UL. &chuw_‘, Sh,g
GW")V‘L E,‘re'\‘)(‘t.l'_‘ S 124 cts H-L gro et o
/ eroPo;‘L“, SLL Sﬁtok. RDM ‘*.‘o
SM {Ufs Ave Cb(“‘éx.\‘g .




S-“-(_, Aot Lar '
e Ssed] locerns 7

Yes | No

s Haigh  of 5u:l3~:~a.~:>im x:,&




LUAC AREAS OF CONCERN

Suggested Changes -

( s':feol];cf):i :::?s]l::f)rho od Policy/Ordinance Reference to address concerns
€-g. SITE & y . g (If Known) (e.g- relocate; reduce height; move
compatibility; visual impact, etc) voad access, etc)

Hou!(,, iy fon ldwac, M

\Webeor Seale

&'ki\z W;H"\‘«_ é’"’l} eﬂf#f“ﬁ"/ C(}vuo#

ADDITIONAL LUAC COMMENTS MJ‘W\ - x
LS VA 2V
W,AUL SN L;LQ? cite oF |hove a_..J- M,:D,L
Davie > F‘({)roumL C/L\'Mafo'
Hmsr > A@omu e-.l Clrv»ﬁc,

. RECOMMENDATION :
Motion by: N\J\w (LUAC Member's Name)
Second by: Urlm'\’ (LUAC Member's Name)
Support Project as proposed

" Recommend Changes (as noted above)
Continue the Item

Reason for Continuance:

Continued to what date:

aves AL Peesertt (Ancincen, Hﬁ""\—/ Dow i, Watd Weber)

NOES: V'
asent: __ Frer ulf%@fmal@ el

ABSTAIN: A




(].Mﬂ(;jqb’l Pﬂb//f /OWVn € n '~

N am e Address

77/”‘4‘ F/ﬁAWC\#/J 23 /{/fc)cﬂ/”'d}m A<

455@4@: (% g@’id

Lo

:}{%ﬁgi{:@%‘mﬂ%f&m 7216 <ag Ju s
Cb{/ﬂ/ﬁ&Q

ﬂq%%&f) (igr 2 ENS _
2L (AN (Ao

Checg.

PosBaca Ehcenpreis  333) Sun huiséue

W CZS?%&

%M/ué/ %M/[Z 2%5297 S \/fum é)// Cermud
929322

W

bl wd = T < WS SEP Y
T L0 £ J Zull
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ECEIVE
FEB 91 201

MONTEREY COUNTY
January 29,2010 PLANNING DEPARTMENT

To: Advisory Committee Members
CC: Zoning Administrator

Re: Planning project file number PLN100627

I am writing as an interested party regarding the home project at 24332 San Juan Road,
Carmel, under review on February 7, 2011 at 4:00 pm.

As a resident of the neighborhood (24365 San Juan Road), I have seen many remodels
and new homes in the past several years. I am not adverse to change, and I understand
times and fashion trends change. However, our neighborhood by far is composed of
single story homes. In the last five years, a few two-story houses have been built, but a
three-story home is out of character for the area, making it look like the Manor House
with the rest of us looking like the Serfhuts.

If it would help, I suggest you take a drive in the neighborhood and look for yourself. 1
believe that you will agree with me when I say a three-story home is too much
overbuilding for the area.

I teach a late afternoon class at MPC on Monday; therefore, I am unable to attend the
scheduled meeting.. Thank you for considering my concern.

Sincerely,

>

Pat Roberts, Owner and Resident ) - ' '
24365 San Juan Road .
Cammel, CA 93923 RECEIVE D
831-625-3281 .
o FEB 23 201
MONTEREY COUNTY

PLANNING & BUILDING
INSPECTION DEPT



LUAC Presentation
Feb 7, 2011

My name is Lucinda Lloyd. I am also known as Cindy Lloyd.

I was born and raised in Carmel. I have owned my home in Carmel Woods for 20 years.
It is my primary and principal residence. I am a recently retired RN from CHOMP.

The site of the Corrigans’ proposed home at 24332 San Juan Road is immediately east,
on the downhill slope, from my home. _

While some of my personal views of the ocean and forest will be eliminated, what T will
miss is the blue horizon through the pines from morning till night. As the sun comes up,
it turns the tree tops golden and the ocean, cobalt blue. The afternoon sun’s reflection off
the ocean turns the water to silver and backlights foliage, while creating an interplay of
light and shadow up the hill. As the sun sets, the golden orange brilliance mutes into an
afterglow of breathtaking beauty. Currently, [ enjoy that magnificence from morning to
night, from Pt Lobos to Pescadero Ridge.

So, too, do all the people who daily walk up and down San Juan Road. Some are with
dogs, some in pairs, other solitary in their passive recreational enjoyment of our local
natural beauty. Some ride bikes, some run, some walk with their children. We are
fortunate, for in our neighborhood, we don’t need to drive to a location to view the
spectacular Catifornia coastal scenes. We can walk from our homes. And, we do.

The proposed house appears too bulky, too tall, too out of character with the
neighborhood, and it will eliminate prime public views. Because it is bounded on three of
its four sides by the curving roadway, it is highly visible to passersby. While not
objecting to a new house on the property. it is the dimension of the house that draws
notice.

The stated original intent of the owners was to build a single story home. When learning
of the County’s 30 foot setback on their property, which created a small, narrow footprint
upon which to buiid, they were forced to go up. Although their intention is to excavate
down 8 feet, that measurement will not be subtracted from the 30 foot height limitation.
Therefore, the current plan proposes a 3 story, 3,400 square foot dwelling to replace a 1
story, 1,700 square foot structure.

To give credit to the Corrigans, they have sited their house as far north as possible to
preserve my personal view from the southern part of my front garden and living room of
the main house. The view from the apartment above my garage will skim their roof
ridgeline. I appreciate their efforts to accommodate my views as much as they possibly
can with their current plan. However, what I will lose is the horizon view and the sunlight
through the trees. What I will gain is dense shadow and a dark structural outline.




By placing the house at the far northern boundary, they have created a problem for the
northern neighbors. The height and bulk of the proposed house will overshadow theirs.

I have been honest and open with the Corrigans, for [ like them and look forward to them
as neighbors. However, I have not only stated my observation that the house appears too
tall, too bulky and out of character with the neighborhood, but that the overwhelming,
unsolicited response of neighbors walking by has been strongly negative.

1 propose that a compromise solution be sought. If the County would voluntarily relax the
setback restriction, allow for increased horizontal expansion of the home, in exchange for
lowering the overall height, perhaps all parties might be able to move forward in
harmony.

Otherwise, each succeeding neighbor wiil build higher and higher, each to gain an ocean
view. Ultimately, Carmel Woods will be viewed from the west as a hillside of houses
where once stood a forest.

It was of interest to read in the Carmel Area Land Use Plan, three of the four identified
residential areas have lowered height limits. Carmel Point, Carmel Meadows and Yankee
Point have been lowered to 18 to 20 feet tall. Carmel Woods has been left out of the

_ overall plan. Perhaps that is because our area has only recently been discovered as

desirable for its quietness, proximity to local amenities, ocean views and friendliness.
'Two larger houses have been built in the past ten years nearby my home. One stood
vacant for 5 years, and the other suffered a similar fate, forcing the owner into
foreclosure. Neighborhood opposition did little to mitigate the proposed plans. The
messages seem 1o be that big homes don’t sell, and neighborhood input is disregarded.
Let’s see what we can go to change that situation.

May 1 ask the neighbors who are here today to stand up. Not all of them wish to speak.

Additionally, may I present a copy of a petition that has drawn support in just a few short
days.

Thank you very much.

RECEIVE[)

FEB 2 3 20

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT,




We, the undersigned, strenuously urge preservation of our valuable Carmel Woods asset:
the magaificent public view from San Juan Road of Point Lobos, the Pacific Ocean and
Pescadero Canyon. We are fortunate to enjoy our amazing natural beauty. We witness the
interplay of light and shadow on the forest from dawn to day’s end. The spectacular
sunsets and stunning, colorful horizon afterglow are framed by tall Monterey Pines and
native Coast Live Oaks. This treasure could soon become mere memory.

The proposed project at 24332 San Juan Road appears out of character with our
neighborhood. Due to the property configuration, it will be viewed from three of its four
sides. The bulk and height will create a negative visual impact, as well as blocking
significant public views,

We urge a compromise solution that will maintain the public view while offering
redesign opportunity to the property owner without incurring negative financial impact or
significant project delay.

Print Name -9 Address -

Tu + ’-’/T'&[W?/S zf',‘/ M?L = 5/5 A \j; /7 \/ Lasy J a«(
M AffArzzr"‘J%mwr/ VQG?MJ 4358 Sew T /{Q 7

“EAR}’;?—;&?» GLAND /£

Q’j}’lg 5/94}3‘4/}41 l€}>
2% @d@ vulpiih, <7 3% o 0 M.
Fl"&inci‘s ,I\\ G: 3\3\’(4'

h £ w4
_77/137_&[4%%[{\ 243 f&mE R{ 13623

RECEVED

' 205.\,!?
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We, the undersigned, strenuously urge preservation of our valuable Carmel Woods asset:
the magnificent public view from San Juan Road of Point Lobos, the Pacific Ocean and
Pescadero Canyon. We are fortunate to enjoy our amazing natural beauty. We witness the
interplay of light and shadow on the forest from dawn to day’s end. The spectacular
sunsets and stunning, colorful horizon afterglow are framed by tall Monterey Pines and
native Coast Live Oaks. This treasure could soon become mere memory.

The proposed project at 24332 San Juan Road appears out of character with our
neighborhood. Due to the property configuration, it will be viewed from three of its four
sides. The bulk and height will create a negative visual impact, as well as blocking
significant public views.

We urge a compromise solution that will maintain the public view while offering
redesign opportunity to the property owner without incurring negative financial impact or
significant project delay.

Print Name | Signature Address _

Keoin Meboney &z BB\ Deon Tucom ROL Cormmat, CAS%2Y

Anaa Wil ams ‘QB(W\\NYW% 24228 fon Jnan RA

Corrnr) i 23623

RECENVED

FiB 73 257

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT




We, the undersigned, strenuously urge preservation of our valuable Carmel Woods asset:
the magnificent public view from San Juan Road of Point Lobos, the Pacific Ocean and
Pescadero Canyon. We are fortunate to enjoy our amazing natural beauty. We witness the
interplay of light and shadow on the forest from dawn to day’s end. The spectacular
sunsets and stunning, colorful horizon afterglow are framed by tall Monterey Pines and
native Coast Live Oaks. This treasure could soon become mere memory.

The propesed project at 24332 San Juan Road appears out of character with our
neighborhood. Due to the property configuration, it will be viewed from three of its four
sides. The bulk and height will create a negative visual impact, as well as blocking
significant public views.

We urge a compromise solution that wilt maintain the public view while offering
redesign opportunity to the property owner without incurring negative financial impact or
significant project delay.

Print Name . Signature Address
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KATHERINE BUCQUET
24398 Portola Ave.
Carmel, CA 93923

831-624-0457
831-624-0471 Fax

February 10, 2011
To: Members of LUAC for Carmel

| am writing this letter to add my voice to those of my fellow neighbors in protest’
of the scale, mass, height and size of the proposed residence at 24:?9' San Juan
Road, Carmel Woods. This property is just around the corner from my
residence, listed above.

{ have owned my property for 13 years and it is my permanent residence. |
expect to be here until | am carted out feet first.

While most remodeling projects that have occurred in our neighborhood have
been thoughtful and have artistically blended with the neighborhood character,
this proposal is not only out of character, but will adversely affect our quality of
life. As has been pointed out, its density and mass will inpede views (although
not mine) and have a negative impact on existing trees and vegetation and it is
out of scale with other residences in Carmel Woods.

| am grateful that the property was purchased and will be renovated because it
has been a neglected eyesore for many years. However, | would prefer a falling
down shed to the behemoth that is pianned. Surely a visual inspection by the
committee will confirm the inappropriate design for our area. We would welcome
your on site review and discussion with any of us. If you come, be sure to view
the property just next door to the north, which was recently remodeled in a
thoughtful and appropriate manner.

Please do not allow this project to go forward with its proposed plan. Thank you
for your consideration.

Sincerely,

o g RECENVED
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Beth Robinson

3245 San Lucas Road
Carmel, CA 93923
831-625-3810

beth@bethrobinson.com
February 15, 2011 ' I { D
FEB 2 3 2011
TO: Land Use Advisory Committee MONTEREY GOUNTY
PLANNING & BUILDING
FROM: Beth Rabinson INSPECTION DEPT.
RE: Proposed home at 24332 San Juan Road

Dear Committee Members:

As< a current resident and former owner of property in the Carmel Woods, I would like to
state my displeasure with the proposed house at 24332 San Juan Road. The proposed house is
not in keeping with the neighborhood that is primarily smaller homes of one and two stories.

There are certainly examples of houses that were allowed to be built and have changed the
nature of the neighborhood {i.e. the house at the corner of San Marcus and San J uan} and it
is the hope of the neighbors that you will not allow this travesty to happen again.

We who live in Carmel Woods do so for its natural beauty and sense of individual privacy and
peace. To see our beloved "Woods" become another *Golden Rectangle”, where monster houses,
often referred to as "McMansions®, are buitt check to jowl is not a happy thought.

Several of the neighbors are getting together to form a committee that will attempt to have the
30 height regulation brought down to the 18’ level, prevalent in other areos. We realize this will
not benefit our current struggle with 24332 San Juan Road but it is our hope that you will fook at
all the mitigating issues and use your authority to deny the three stories of the proposed house.

The owners of the hause certainly have a right to tear down and rebuild but to double the size of
the house and make no effort to get a variance on the 20 (or is it 30'?) setbacks seems to bea
bit arrogant and unresponsive to the community.

Please help us save the beauty of Carmel Woods.

pectfully,

Beth Robinson
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by RECEIVE])

ATTN: Delinda Robinson, Project Planner FEB 7 3 201t
Project Name: Corrigan, Jill MONTEREY COUNTY
File Number: PLN100627 PITQNSP;E\IG & BUILDING
Project Location: 24332 San Juan Drive, Carmel CTION DEPT,
February 15,2011

-We are proposing to build a 2806 sq ft home in the Carmel Woods
residential community. We have designed this home well within the
parameters of the building guidelines set forth by the County and believe
this design blends well with the area’s natural scenic character. The
coverage of this home is

963 sq ft LESS than what is allowed. We are also well under the 30’ height
limit. Seventy percent of the total roofline is 7 % ft. BELOW the height
limit, with an overall weighted average 6ft. B8 inches BELOW the allowed

limit.

—Because of the 20’ set-backs on three sides of the property, the building
envelope for this lot is extremely limited. We have discussed with our
County Planner about the possibilities of obtaining a variance for this
property. She suggested that it would not be a feasible request because of
how the lot is situated, and would very likely be denied. This has left us
with the option of building a two story home, with a small third floor
room. Because of the slope of the land, much of the first floor will Dbe
built into the side of the land. This will give the visualization of a
smaller home. We have also stair-stepped the roof line to break up the
elevations.

- In addition, we are proposing to remove one diseased over grown pine tree
from the property. I believe the neighbors would agree that this tree
poses a health risk to the neighborhood. The removal of this tree will
open up the view and allow more sunlight to the adjacent homes. There is
another overgrown diseased tree on county property that we are also
requesting be removed. The remaining trees of the property have been
neglected for a very long time. We appreciate the privacy they offer, but
they need to be maintained and cared for properly, which we intend to do.

-Parking seems to be issues in this neighborhood, and nobody likes cars
parked out on the street. To alleviate this problem, we added extra space
in the driveway and extra parking for our guests.

-In wanting to keep in the character of the natural setting of the
neighborhood we spent a lot of time walking the property, as well as the
neighborhood. It is a very eclectic neighborhood with modest bungalows
built many years ago, and many newer larger homes, including the newly
remodeled three-story home right next door. A lot of thought and
compassion went into planning our home. We believe in sustainable building
and plan to recycle as many of the materials from the existing dilapidated
structure that we can salwvage. In keeping with the natural ambiance of
the neighborhood, we have selected natural materials and colors of wood and
stone. We plan to carry the existing Carmel Stone pathways and rock walls
throughout the design of the landscaping and the home. This home has been
designed with many “green’ features, making it low consumption and eco-
friendly. Universal Design elements have been incorporated giving the home
open accessibility. :



—This is not a *“mega house”, nor does this home block the view of Point
Lobos from any of our neighbors. It is a well planned, moderate home which
fits in with the neighboring homes and community. We understand that
change is hard for some people. However, we hope that our neighbors
appreciate us removing the old tired structures and replacing them with an
environmentally friendly home which will increase the value and visual
aesthetics of this neighborhood. We have met with Cindy Lloyd (Neighbor to
the East) and spoken with the Flanagan’s {(Neighbors to the North) on
several occasions. We have welcomed there constructive input and have made
several modifications to the home.

We hope that you will see this home as a well thought-out design which
blends with the natural surroundings and unique character of Carmel .

Respectfully,
Jill and Patrick Corrigan
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February 16, 2011

Re: 24332 San Juan Road, Carmel Woods, CA 93923
Project File # PLN100627.
Applicant: Jill Corrigan

Dear Land Use Area Committee members,

We are writing to express our dissatisfaction with the applicant’s proposed single family
home on the above referenced site. Having attended the recent LUAC February 7, 2011
hearing at the Carmel Highlands Fire Station, we heard both the applicant and her
architect articulate their plan for a new three story home on the site that we believe is
wholly out of character with the Carmel Woods neighborhood.

We believe this project, if built, would be highly visible from three of the four sides of
the property, and with its massive bulk and height, would greatly reduce the light, sense
of space and openness that we enjoy in Carmel Woods. The project would establish a
dangerous precedent for similar projects of size/height/mass, and we want to stand firm
against this possibility.

Carmel Woods residents have long enjoyed the beauty, tranquility and views by
respecting the character of the area and building homes that fit in with nature. We have a
community here on the hill in large measure due to our respect for each other, and the
natural bounty we share.

We encourage you to acknowledge public sentiment against the mass of this project and
require the applicant to scale back the height and mass of the project to better fit the
character of Carmel Woods. In no uncertain terms, the future of our neighborhood
depends on your wise judgment.

Sincerely, :

%J&ﬁd, e A

Richard and Barbara Warren

24405 San Luis Avenue R E C E I V E D

Carmel Woods, CA 93923

FEB 23 2011
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Lucinda “Cindy” Lloyd, 24329 San Juan Road, Carmel, CA 93923

Land Use Advisory Committee
Carmel Unincorporated/ Highlands

Project File Number: PLN100627
Project Name: Jili Corrigan
Project Location: 24332 San Juan Rd, Carmel

February 18, 2011
Dear Land Use Advisory Committee Members,

Thank you for your thoughtful consideration of the above referenced project at your
February 7, 2011, meeting.

Since that time, neighborhood interest in, and concern about, the proposed house plan has
increased. More neighbors have commented about the negative impact the house will
make on the overall character of Carmel Woods.

While recognizing the benefit of a new house replacing the neglected bungalow currently
on the property, the proposed plan fails to rest with sympathy upon the land. Its height
and mass incongruously clash with the homes in the area. While it technically meets the
parameters set by County regulation, it appears to be out of character with the more
modest residences of our neighborhood. Its unique location makes it highly visible.

The most recent residential remodel, to the north of proposed project, managed to
maintain the Carmel Woods character while increasing its height and square footage.

Unfortuniately, the infamous “yellow house” built at the comer of San Marcos and San
Juan Roads, has negatively impacted our neighborhood. While vigorously opposed by the
neighbors, including an on-site meeting with the County Planning Department, builder
and architect, a walk around the neighborhood to view comparative homes, a petition,
letters and attendance at agency meetings in Salinas, the only modification to the plan
was lowering of the tower by twelve feet. The house remains an eyesore and a reminder
of what is not in character with Carmel Woods.

Therefore, I urge the committee, the architect and the client to seriously reconsider the
height of the proposed plan. I understand the set-back constraints which determine a
design challenge, but believe that creativity can overcome the obstacles.

Sincerely,
Gercsty W~ RECEIVED
Lucinda “Cindy” Lloyd FEB 23 2€0
MONTEREY COUNTY
PLANNING & BUILDING

INSPECTION DEPT




To: Land Use Advisory Committee

From: Kate and Jorn Kluetmeier
24316 San Juan Road
Carmel CA 93923

February 22, 2011

We are homeowners at 24316 San Juan Road, five houses uphill (north) of the proposed
remodel at 24332 San Juan Road.

We also remodeled a home and enlarged its size. The 1100 square foot home we bought
in 1998 now has 2200 sq ft of living space (not including the garage). When planning
our remodel, we took care to maintain the casual, woodsy style prevalent in the
neighborhood in our design. We set the home into the slope of the property, allowing for
a low profile from the street.

Tt is our opinion that the proposed remodel under discussion is out of character for our
neighborhood and negatively impacts public views. Its large size and three story beight is
intrusive to views and to our neighborhood style.

Our section of Carmel Woods has many pedestrians, including us, who regularly enjoy
walking the streets, enjoying the lovely views, trees, and the warm, friendly feel. People
wave, say hello, get to know each other. We believe that the informal architecture and the
size and low heights of the homes here encourage this neighborhood ambience.
Neighbors help each other, maintain their properties, even help maintain public areas.
We are aware that there are one or two larger homes that have been recently built here,
but ask you not to use these exceptionally out of character examples as a basis for
approving more of the same. We care about our neighborhood and hope that you will
help us maintain its special character.

f :
H t
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Land Use Advisory Committee,
Carmel Unicorporated/Highlands

Re: Project File No: PLN100627
Project Name: Corrigan, Jill
Project Location: 24332 San Juan Rd, Carmel
Project Planner: Delinda Robinson

Objector: IAN McPHAIL
24325, San Juan Rd

My wife and I own and live in a 2500 square foot house at the above address, about
100 yards from the project. This has been our only residence for 24 years.

The project owner proposes to build a 3400 square foot house on a footprint which is
too small to support that size house, without negatively impacting the neighborhood.
Carmel Woods is a charming residential area, which deserves the right to maintain its
character.

If the project owner wanted to build a 3400 square foot house, she should have
bought a much larger lot with a much larger building footprint, thereby allowing her
and her husband to put most of their building area on the ground floor, and avoid the
need to build to almost 30 feet above the ground.

I strongly suggest that the project owner take off the third(top) floor, which would
reduce the height of the building significantly, while still leaving all the necessary
living space intact. Making the first floor level with the present garage would allow
an additional reduction in height.

I submit that the project owner should be limited to a much smaller house, consistent

with the character of the neighborhood.
Sincerely, IAN McPHAIL. V\/UD@'&

RECEIVE D

FEB 2 3 2011

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT




3.

MINUTES
Carmel Highlands Land Use Advisory Committee
Monday, February 7, 2011

Meeting called to order by e Danie it 405 pm

Roll Call

Members Present: 431 ok, ODans, M€h¢cr\’j¢’ ein \%M

Members Absent: __ 21l \Welbew e

Approval of Minutes:

A. December 6, 2010 minutes

Motion: Dauis - 642 pYoL 5"_*2 (LUAC Member's Name)

Second: T . (LUAC Member's Name)
Ayes: H - e, BDelnem e Jeemnel ];g aye E vt
Noes:  None

Absent: __Hail | W=y mad

Abstain: I\\ A

b. January 3, 2011 minutes

Motion: Sescliniey Yo Dppvove.  (LUAC Member's Name)
Second: Q &ﬂ' < {LUAC Member's Name)

Ayes: 4_‘ - JescA ln.\ OL_D%M?AA;\M
Noes: N [ Lm ol RE C E I V ED

FES 1¢ 24
Absent: ald Wieoey , [LB’\A,

MUNTEREY COUNTY
PLANNING & BUILDING

Abstain: Lg Db, INSPECTION DEPT.




4.

5.

6.

Public Comments: The Committee will receive public comment on non-agenda items that are within the
purview of the Committee at this time. The length of individual presentations may be limited by the Chair.

h\bnﬂ

Schednled Item(s) — Refer to attached project referral sheet(s) -

\ shedoled evn - T Q@fv‘g

Other Items:
A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects

N one
B) Announcements

- : Yo .
Yk . 2272 yeehng g:u [ses. ¥ 4-copt
FEB 16 2011
MONTEREY COUNTY

Meeting Adjourned: __ S+ &S pm PLANNING & BUILDING

~ »
Minutes taken by: E \Qﬁ wun, s—cc!”Jy,

N




Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department

168 W Alisal St 2" Floor
Salinas CA 93901 E C E l V E
(831) 755-5025 ,

Advisory Committee: Carmel Unincorporated/Highlands FEB 1 6 201
; . MONTEREY C
Please submit your recommendations for this application by: February 7, 2011 PLANNING & BSESEG
- INSPECTION DEPT.

Project Title: CORRIGAN JILL

File Number: PLN100627

File Type: ZA

Planner: ROBINSON

Location: 24332 SAN JUAN RD CARMEL

Project Description:
Combined Development Permit consisting of: 1) 4 Coastal Administrative Permit to allow the demolition of a 1,722 square

foot one-story single family dwelling with an attached one-car garage and the construction of a 3,381 square foot three-story
single family dwelling with an attached two-car garage; 2) a Coastal Development Permit to allow the removal of one
Monterey Pine tree; and 3) Design Approval. The property is located at 24332 San Juan Road, Carmel (Assessor's Parcel
Number 009-024-003-000), Carmel Land Use Plan, Coastal zone.

Was the Owner/Applicant/Representative present at meeting? Yes _ +/ No < ,
Cair - onatamirtreX . By N
LA

Was a County Staff/Representative present at meeting? éﬂm ) Q \ean 32, {Name)

PUBLIC COMMENT:
Name Site Neighbor? Issues / Concerns
{suggested changes)
YES NO -
l--x)cc.\nda L\ajc\ - \/ Joe bo‘N.y d-oe AL , AT
* NS mqhw -
! S Jvam Ko . Sf) hood , dv qqﬁ-ﬁ" \6W\M
@it T\ annagan Bejond Wha is speveQ- |
“Tnis nhovinges .
2] 24333 9o SvanRa \ 2{;\; s&m:a\:cmﬁ
Michetlle Lirtell J 1 \Walks o&gg el ‘\gw heeed -
2L 2407y Ds\ove s Svocked S
AT d{j QYo pvokedt .
Richevd Voonen Deshyrys Shrnosglheve
v CHrACOT Nt C&wemh
24465 Ton ks A cormm _y o

Should 07&03\)’3*1@. D
lbuss svar 2% EAsK.




ga- D cont.

i - 100627, Coviiamo (ot EdaT. 204

Zalore Corament aga.

L. 3o3anae Mo Ca«r'ﬁnu + o ch,O:aJY\n\[

Ham_mm:&_m;g_&d%m_“ﬁms \bca‘u_on :

f(-:u Svens A 4 \Lus A _(acoee s W mtghbw-*

oo L\ 'ﬂnws\ DLJZTL(‘,QI\C'!“;@/( %\.\f

hocre Wewvre  riadd Mo:ﬁm:guanmcs«

/ X 2 ' vcas

_Bocounages applicant dn fzc;zgg'%e
4o 5W%Mdm~

USiainars M_tg 20 —gﬁ

on Yo frond yands .

1 Tanned e Queen - 2436% San Vevzes B\

veuieed ﬁ%_im,*cﬁiﬁ%wﬁ{_%:&—\lm—zo—
Vckri' o

Dexba—uc, wins m.%mc:a:un Q@bdﬂh&n \» s

bmwcﬁr Q&%Z—Lh\wq A S Basd  domectos
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LUAC AREAS OF CONCERN

Suggested Changes - -
(e sit(i:l]z;z::s Illflaf;ll:li rhood Policy/Ordinance Reference to address concerns
con;gl;atibiﬁty- vi,sual impact, etc) (I Known) (e.g. relocate; reduce height; move
i , , road access, etc)

Conaum o 13 %0 o | CAvue- 1@;;1,;3
(NOUE presenvt | Plicies 2,2.9.
o (NueANd 4 3’ FL A B 6. —
Massive 1oz Lshen Qeduce ‘reiaak by,
b’bi\a(\'\a‘ Ao Befe 22dihinl excavano ™
helad. o Jourw cuev ) X,
pa u’“f)‘ DA \SSUCS <tk v -

crahborntodr (0% | cALWe - 2.2, Visuad L
% \}Sws AN \TWT. Rosounees 2,2 .1 OO e

ADDITIONAL LUAC COMMENTS .
LOAC mowmbors wert pleaser oX pvogosest wdtemals

‘o e UsTA en axtovioy f Have Inoure — w"rhc- in Gt s

Slore DR V0, and, vetenkon % ssrne. SAishneg steos PNV

® TY "\n*\;nﬁ Pran svbimitied , buk ha;r\'\n o "\‘;‘i‘\sﬁmo\

and -tuha  Stovey sedes Ut be. Asumcasy =

RECOMMENDATION: ~—o n@'\ﬁhbo\ﬁ ovnes .

Motion by: _&ehﬁm;m&mjo_cjﬁwml;hm Member's Name)
40 BT AN YedAuc tn'o, \neugw& wases.

Second by: _ “Se=amet 1 ok, (LUAC Member's Name)

Support Project as proposed
s/ Recommend Changes (as noted above}

\/_ Continue the Item
Tiwe ——CﬂV

Reason for Continuance_,\_()_mnﬂ@g&;&; oX b ot tdbe ‘bUJO/l‘nﬁ ‘ne,\.' ot
vedlcineg tm'assd AnA e entire hovse, ot '&a\aé’b
N .

Continued to what date:

AYES:_B 1 ok Ramex )

NOES: ___ Nenc, DEGEIVE
ABSENT: _Ldeoens, OB l—{--au il FEB 16 201
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Lucinda “Cindy” Lloyd
24329 San Juan Road
Carmel, CA 93923
(831) 624-8422

Land Use Advisory Committee
Carmel Unincorporated/Highlands
168 Alisal St. 2™ Floor

Salinas, Ca 93901

Attention; Delinda Robinson

Reference: Project File Number: PLN100627
Project Name: Corrigan Jill

Project Location: 24332 San Juan Rd, Carmel
Project Planner: Delinda Robinson

Area Plan: Carmel Land Use Plan

Recd . Z-Z- U
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FEB 16 251

MONTEREY GOUNTY
PLANNING & BUILDING
INSPECTION DEPT.

Attached: Excerpts from Carmel Land Use Plan/Local Coastal Program

February 1, 2011

Dear ELUAC Members,

1 own the property at 24329 San Juan Road, directly to the east of the identified project. I
have owned my property for 20 years. It is my permanent and primary residence.

My concerns about the proposed project are its size, height, mass effect, lack of
consideration for the character of the neighborhood, but most importantly, its obliteration
of the public views west to Point Lobos, the Pacific Ocean and the horizon northward to

Pescadero Ridge.

The identified property will be viewed from three of its four sides, as the road curves
around it. Due to that feature (the 10 foot road easement, plus the 20 foot setback from
the easement), it has created a narrow footprint upon which to locate a residence.
Therefore, the owners original stated intention to construct a single story house has
resulted in their plan to build up as far as 3 stories, causing consternation among local

residents of our neighborhood.

My personal view of the horizon from Point Lobos to Pescadero Ridge will be
eliminated. However, more importantly, it will eliminate that view for the many people

who daily use San Juan Road for passive recreation.

From earty morning to nightfall, there are walkers who stop to enjoy the distant views,
remarking on the beauty of the vista. Dawn’s early sunbeams illuminate the tall tree tops,




turn Point Lobos golden and the ocean, cobalt blue. The afternocon sun reflects silver off
the ocean, backlighting foliage in preparation for the final splendor of sunset. The blaze
of orange as the sun sinks below the horizon is followed by an afterglow of incredible
beauty, lasting long after the sun has gone. The changing horizon colors through the pines
and oaks is magic.

The residents of the proposed project will enjoy the unbroken view from Point Lobos to
Pescadero Ridge, while those who have savored it for years, will be deprived of it
forever. Once a public view is gone, it disappears for eternity.

The shadow cast by the proposed project will be extensive and dense. Not only will it
affect the neighbor to the north, but the oaks, undesstory growth and roadway to the east.
Where once the interplay of light and shadow were enjoyed, darkness will prevail.

Recently, the neighbor to the north of the proposed project modified an existing house,
adding a third level. It was done with sensitivity and consideration of the neighbors, the
neighborhood and all who enjoy the views as they walk by. The home maintained
consistency with the character of the neighborhood.

With cooperation by all parties and agencies involved, a compromise solution could be
found. It could achieve a home the owners desire, preserve the public view and lessen the
visual impact upon the neighborhood, as well as that of the near neighbors to the north
and east of the project.

I County Planners would be willing to voluntarily compromise on the setback
requirements, allow the building to extend beyond the current limitations in exchange for
reducing the height of the proposed project, it would be welcomed by the neighborhood.
There is no objection to a new home being built. The objection is the impact it wil} have
on the neighborhood. With mutual cooperation, the Corrigans, the County agencies and
the neighbors can find common ground to achieve a compromise consistent with the
Carmel Land Use Plan and preserve the public views.

Noteworthy in the Carmel Land Use Plan and the Local Coastal Program are building
height reductions on Carmel Point, Carmel Meadows and Yankee Point. The area of
Carmel Woods has not enjoyed the same consideration. Is it up to local residents to
initiate a change, or to the planners who have years of experience and wisdom?

Attached are excerpts I gleaned from the Carmel Land Use Plan to support the position
regarding public viewshed. It is with sincere hope that I request consideration of these
points as they pertain to the proposed project.

: | FEB 16 201

MONTEREY COUNTY
PLANNING & BUILDING
INSPECTION DEPT

Lucinda “Cindy” Lloyd
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The Carmel Coastal Segment of the Land Use Plan extends from Pescadero Canyon in % CW:\ %ec/ﬂ'
the north to Malpaso Creek in the south. (PN !téb‘éz o

The Carmel Area is bounded by Pescadero Canyon to the north and Carmel River
to the south and includes all the unincorporated area west of Highway 1.

Existing visual access from scenic viewing corridors (e.g., Highway 1, Scenic Road,
Spindrift Road, Yankee Point Drive) and from major public viewpoints, and future
opportunities for visual access from the frontat ridges east of Highway 1 should be
permanently protected as an important component of shoreline access and public
recreational use.

Protect, maintain, and where feasible, enhance and restore the overall quality of the
Coastal Zone environment and its natural and man-made resources

In the viability of our Carmel Area, clean air, clean water, low noise level, and open
space ar¢ all important factors. But probably most important to mest peopie is quality.
It is with them every hour, every day.

The common goal for the Carmel area must be that any future development blend
with and be clearly subordinate to the natural scenic character. In considering
developments, a standard of "minimal visibility” will subordinate those developments to
the existing natural grandeur.

The quality of experience offered by the Carmel coast should have precedence over the
number or extent of any permitted uses, whether residential, recreational, or commercial.
Any new development should compiement the area and be compatible with the objective
of careful resource protection and conservation. Conflicting uses should not be
introduced. The achievement of these goals must involve restraint and continued
responsibility. Both public and private interests will be best served by the continued

‘preservation of the unique natural and cultural resources that make the Carmel

coast a scenic jewel

The policies that follow are intended to guide the use and enjoyment of the coast and to
afford a reasonable degree of protection for the natural resources of the area.

Monterey County has been a leader in the area of scenic protection.

In some cases, this scenic encroachment has been caused by poorly sited,
or inadequately designed homes which failed to blend with the surrounding natural
landscape. 4 : —
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Protection of the Carmel area’s visual resources may be one of the most significant issues
concerning the future of this area.

To protect the scenic resources of the Carmel area in perpetuity, all future
development within the viewshed must harmonize and be clearly subordinate to the
natural scenic character of the area.

Structures shall be subordinate to and blended into the environment, using appropriate
materials to that effect. Where necessary, modification of plans shall be required for
siting, structural design, color, texture, building materials, access and screening.

Structures located in the viewshed shall be designed so that they blend into the site and
surroundings. The exterior of buildings must give the general appearance of natural
materials (e.g., buildings should be of weathered wood or painted in “carth” tones).

The height and bulk of buildings shall be modified as necessary to protect the.
viewshed.

In order to provide for more visually compatible structures, the height limit in the
Carmel Point Area should be limited to a maximum height of 18 feet from the natural
average grade. To ensure protection of the viewshed, the maximum height of structures
located in the Carmel Meadows area, including the Portola Corporation and Williams
properties, shall be limited to 18 feet measured from natural average grade.

Single-family residences comprise a major developed land use on private land.

Residential use is presently concentrated within three distinct subdivided areas
comprising a total of 1,290 acres: the City of Carmel vicinity, Carmel Meadows, and
Carmel Highlands-Carmel Riviera.

City of Carmel vicinity -- Carmel Woods, Hatton Fields, Mission Fields, Mission Tract,
and Carmel Point -- are more urbanized in character. They have substantially higher
densities and smaller average parcel sizes.

These areas are used primarily for passive and low-intensity recreational pursuits
including:

...sightseeing,
...also popular for walking, jegging, and bicycling.
...the threat to the character and integrity of existing communities

This theme is to provide and encourage public recreational use and enjoyment

of the California coast, _ D' E @ E u M E =
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This visual quality must not be diminished. The common goal for the Carmel area
must be that any future development blend with and be clearly subordinate to the
area's natural scenic character.

Recreation on the plan map shall be limited to passive and low-intensity day-use
recreational and educational activities.

The Carmel Woods area should continue to be developed to the extent that site and
resource protection constraints allow.

Future land use planning should be compatible with the goal of retaining visual access.

Visual access should, where appropriate, be enhanced through the development of scenic
overlooks

Structures and landscaping hereafter placed upon Iand on the west side of Highway
1 shall be sited and designed to retain public views of the shoreline...seaward of the
Highway.

The area of review concerns conformance to the policies of the plan contained in the
Development and Land Use and Resource Management sections. In particular, the
proposed project must fully meet the objectives, policies, and standards for natural
resource protection. If the proposal is net consistent with these policies, it shall not
be approved even though it may be consistent with land use designations for the
area.
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William & Barbara Flanagan
203 Alexander Ave.

Los Gatos, Ca 95030
Ph.408.395.5145

February 1, 2011

Carmel Unincorporated/Highlands
Land Use Advisory Committee
168 Alisal St. 2" Floor

Salinas, Ca 93901

c/o Delinda Robinson

Ref: Project File#: PLN100627 R E C E lV E D

Project Title: Corrigan Jill

Project Location: 24332 San Juan Rd. Carmel FES 15

Project Planner: Delinda Robinson -

Area Plan: Carmel Land Use Plan MONTEREY COUNTY
Carmel Land Use Plan Excerpts (Attached) PLANNING & BUILDING
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Dear Committee Members,

We own the property at 24333 San Juan Rd. just to the north of the subject property APN
009-024-003-000, and we strongly object to the massive and inappropriate size of the
proposed building on said property.

The scope of the project is far beyond what would be appropriate for the neighborhood.
The height of the structure blocks the viewshed from Point Lobos to Pebble Beach as one
walks down San Juan Road. It is my understanding that the structure is 28” high and the
Carmel Land Use Plan under Sec: 2.2.5.2 specifies 26°. However even at 26’a three story
structure on this lot is aesthetically inappropnate.,

From an overall community point of view this structure does not meet the aesthetic intent
of the Carmel Land Use Plan. Ref: Sec 1.4 pg. 21.

From a personal point of view, as the neighbor to the north, the proposed structure will
completely block the morning sun from our patio, living room, and kitchen, especially
during the winter months. In addition due to the positioning of the structure on the lot we
will be looking at a massive wall just 5° from our ot line and have a cantilevered hot tub
porch just 3” from the lot line. (Note: We are unable to tell where the west roof line will
be due incomplete flagging.) Piease understand we do not expect the new structure to be
a 1940’s bungalow. We do expect change, consistent with the Carmel Land use Plan.



It is our understanding that due to the road configuration (road borders three sides) there
is a set back requirement of 20 from the lot line and 30" from the edge of the road, thus
preventing the owners from building a one story house, which we understand was their

preference.

If the county provided a variance to the set back requirement the structure could utilize
more of the lot for foot print, lowering the height of the structure and preserving the
intent of the Carme! Land Use Plan. This would also provide more space between our
two properties which would mitigate the shadow issue and be more aesthetically

pleasing.
It is my earnest hope that our concerns will be considered. It is also our hope the county,

the Corrigans and the neighbors will work together to develop a plan that will be in
alignment with Carme} Land Use Plan.

Kindest regards,

William Flanagan
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Carmel Land Use Plan — excerpts ref: Sections 1.4,2.1,2.2.1,2.2,2,2.2.3,2.2.4,&6.1.1
The Carmel Coastal Segment extends from Pescadero Canyon to Malpaso Creek.

The Carmel Area is bounded by Pescadero Canyon to the north and Carmel River to the
south and includes all the unincorporated area west of Highway 1.

Existing visual access from scenic viewing corridors (e.g., Highway 1, Scenic Road,
Spindrift Road, Yankee Point Drive) and from major public viewpoints, and future
opportunities for visual access from the frontal ridges east of Highway 1 should be
permanently protected as an important component of shoreline access and public
recreational use.

Protect, maintain, and where feasible, enhance and restore the overall quality of the
Coastal Zone environment and its natural and man-made resources

In the viability of our Carmel Area, clean air, clean water, low noise level, and open
space are all important factors. But probably most important to most people is quality. It
is with them every hour, every day.

The common goal for the Carmel area must be that any future development blend with
and be clearly subordinate to the natural scenic character. In considering developments, a
standard of "minimal visibility" will subordinate those developments to the existing
natural grandeur. '

The quality of experience offered by the Carmel coast should have precedence over the
number or extent of any permitted uses, whether residential, recreational, or commercial.
Any new development should complement the area and be compatible with the objective
of careful resource protection and conservation. Conflicting uses should not be
introduced. The achievement of these goals must involve restraint and continued
responsibility. Both public and private interests will be best served by the continued
preservation of the unique natural and cultural resources that make the Carmel coast a
scenic jewel.

The policies that follow are intended to guide the use and enjoyment of the coast and to
afford a reasonable degree of protection for the natural resources of the area.

Monterey County has been a leader in the avea of scenic protection.

In some cases, this scenic encroachment has been caused by poorly sited,
or inadequately designed homes which failed to blend with the surrounding natural

landscape.
Protection of the Carmel area’s visual resources may be one of the most significant issues

concerning the future of this area. E@EHT”
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To protect the scenic resources of the Carmel area perpetuity, all future development
within the viewshed must harmonize and be clearly subordinate to the natural scenic
character of the area.

Structures shall be subordinate to and blended into the environment, using appropriate
materials that that effect. Where necessary, modification of plans shall be required for
siting, structural design, color, texture, building materials, access and screening.

Structures located in the viewshed shall be designed so that they blend into the site and
surroundings. The exterior of buildings must give the general appearance of natural
materials (e.g., buildings should be of weathered wood or painted in “earth” tones).

The height and bulk of buildings shall be modified as necessary to protect the viewshed.

In order to provide for more visually compatible structures, the height limit in the Carmel
Point Area should be limited to a maximum height of 18 feet from the natural average
grade. To ensure protection of the viewshed, the maximum height of structures located in
the Carmel Meadows area, including the Portola Corporation and Williams properties,
shall be limited to 18 feet measured from natural average grade.

Single-family residences comprise a major developed land use on private land.
Residential use is presently concentrated within three distinct subdivided areas
comprising a total of 1,290 acres: the City of Carmel vicinity, Carmel Meadows, and
Carmel Highlands-Carmel Riviera.

City of Carmel vicinity -- Carmel Woods, Hatton Fields, Mission Fields, Mission Tract,
and Carmel Point -- are more urbanized in character. They have substantially higher
densities and smaller average parcel sizes.

These areas are used primarily for passive and low-intensity recreational pursuits
including: sightseeing, .

...also popular for walking, jogging, and bicycling.
...the threat to the character and integrity of existing communities

This theme is to provide and encourage public recreational use and enjoyment
of the California coast,

This visual quality must not be diminished. The common goal for the Carmel area must
be that any future development blend with and be clearly subordinate to the area's natural
scenic character.

Recreation on the plan map shall be limited to passive and low-intensity day-use

recreational and educational activities.
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The Carmel Woods area should continue to be developed to the extent that site and
resource protection constraints allow.

Future land use planning should be compatible with the goal of retaining visual access.

Visual access should, where appropriate, be enhanced through the development of scenic
overlooks

Structures and landscaping hereafter placed upon land on the west side of Highway 1
shail be sited and designed to retain public views of the shoreline. ..seaward of the

Highway.

The area of review concerns conformance to the policies of the plan contained in the
Development and Land Use and Resource Management sections. In particular, the
proposed project must fully meet the objectives, policies, and standards for natural
resource protection. If the proposal is not consistent with these policies, it shall not be
approved even though it may be consistent with land use designations for the area.
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We, the undersigned, strenuously urge preservation of our valuable Carmel Woods asset:
the magnificent public view from San Juan Road of Point Lobos, the Pacific Ocean and
Pescadero Canyon. We are fortunate to enjoy our amazing natural beauty. We witness the
interplay of light and shadow on the forest from dawn to day’s end. The spectacular
sunsets and stunning, colorful horizon afterglow are framed by tall Monterey Pines and
native Coast Live Oaks. This treasure could soon become mere memory.

The proposed project at 24332 San Juan Road appears out of character with our
neighborhood. Due to the property configuration, it will be viewed from three of its four
sides. The bulk ang height will create a negative visual impact, as well as blocking
significant public views.

We urge a compromise sohution that will maintain the public view while offering
redesign opportunity to the property owner without incurring negative financial impact or
significant project delay.

Print Name Signature Address.
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We, the undersigned, strenuously urge preservation of our valuable Carmel Woods asset:
the magnificent public view from San Juan Road of Point Lobos, the Pacific Ocean and

Pescadero Canyon. We are fortunate to enjoy our amazing natural beauty. We witness the @ =
interplay of light and shadow on the forest from dawn to day’s end. The spectacular L] >
sunsets and stunning, colorful horizon afterglow are framed by tall Monterey Pines and = %f—c
native Coast Live Oaks. This treasure could soon become mere memory. > ~ 8<
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- The proposed project at 24332 San Juan Road appears out of character with our Ué;’ ; %g
neighborhood. Due to the property configuration, it will be viewed from three of its four =~ HES
sides. The bulk and height will create a negative visual impact, as well as blocking — %%
significant public views. 0= ~F

We urge a compromise solution that will maintain the public view while offering
redesign opportunity to the property owner without incurring negative financial impact or
significant project delay.

Print Name Signature ‘ Address
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EXHIBIT E

William & Barbara Flanagan
203 Alexander Ave.

Los Gatos, Ca 95030
Ph.408.395.5145

February 1, 2011

Monterey County JD E = ¥ E
Resource Management Agency -

Planning Department FEB 10 201

168 Alisal St. 2" Floor MONTEREY COUNTY
Salinas, Ca 93901 PLANNING DEPARTMENT

Ref: Project File#: PLN100627
Project Title: Corrigan Jill
Project Location: 24332 San Juan Rd. Carmel
Project Planner: Delinda Robinson
Area Plan: Carmel Land Use Plan
Carmel Land Use Plan Excerpts (Attached)

Dear Delinda Robinson

"We own the property at 24333 San Juan Rd. just to the north of the subject property APN
009-024-003-000, and we strongly object to the massive and inappropriate size of the
proposed building on said property.

The scope of the project is far beyond what would be appropriate for the neighborhood.
The height of the structure blocks the viewshed from Point Lobos to Pebble Beach as one
walks down San Juan Road. It is my understanding that the structure is 28’ high and the
Carmel Land Use Plan under Sec: 2.2.5.2 specifies 26°. However even at 26’a three story
structure on this lot is aesthetically inappropriate.,

From an overall community point of view this structure does not meet the aesthetic intent
of the Carmel Land Use Plan. Ref: Sec 1.4 pg. 21.

From a personal point of view, as the neighbor to the north, the proposed structure will
completely block the morning sun from our patio, living room, and kitchen, especially -
during the winter months. In addition due to the positioning of the structure on the lot we
will be looking at a massive wall just 5° from our lot line and have a cantilevered hot tub
porch just 3’ from the lot line. (Note: We are unable to tell where the west roof line will
be due incomplete flagging.) Please understand we do not expect the new structure to be
a 1940’s bungalow. We do expect change, consistent with the Carmel Land use Plan.

It is our understanding that due to the road configuration (road borders three sides) there
is a set back requirement of 20” from the lot line and 30” from the edge of the road, thus



preventing the owners from building a one story house, which we understand was their
preference.

If the county provided a variance to the set back requirement the structure could utilize
more of the lot for foot print, lowering the height of the structure and preserving the
intent of the Carmel Land Use Plan. This would also provide more space between our
two properties which would mitigate the shadow issue and be more aesthetically
pleasing.

It is my earnest hope that our concerns will be considered. It is also our hope the county,
the Corrigans and the neighbors will work together to develop a plan that will be in
alignment with Carmel Land Use Plan.

Kindest regards,

William Flanagan



Carmel Land Use Plan — excerpts ref: Sections 1.4,2.1,2.2.1,2.2,2,2.2.3,2.2.4,&6.1.1
The Carmel Coastal Segment extends from Pescadero Canyon to Malpaso Creek.

The Carmel Area is bounded by Pescadero Canyon to the north and Carmel River to the
south and includes all the unincorporated area west of Highway 1.

Existing visual access from scenic viewing corridors (e.g., Highway 1, Scenic Road,
Spindrift Road, Yankee Point Drive) and from major public viewpoints, and future
opportunities for visual access from the frontal ridges east of Highway 1 should be
permanently protected as an important component of shoreline access and public
recreational use.

Protect, maintain, and where feasible, enhance and restore the overall quality of the
Coastal Zone environment and its natural and man-made resources

In the viability of our Carmel Area, clean air, clean water, low noise level, and open
space are all important factors. But probably most important to most people is quality. It
is with them every hour, every day.

The common goal for the Carmel area must be that any future development blend with
and be clearly subordinate to the natural scenic character. In considering developments, a
standard of "minimal visibility" will subordinate those developments to the existing
natural grandeur.

The quality of experience offered by the Carmel coast should have precedence over the
number or extent of any permitted uses, whether residential, recreational, or commercial.
Any new development should complement the area and be compatible with the objective
of careful resource protection and conservation. Conflicting uses should not be -
introduced. The achievement of these goals must involve restraint and continued
responsibility. Both public and private interests will be best served by the continued
preservation of the unique natural and cultural resources that make the Carmel coast a
scenic jewel.

The policies that follow are intended to guide the use and enjoyment of the coast and to
afford a reasonable degree of protection for the natural resources of the area.

Monterey County has been a leader in the area of scenic protection.
In some cases, this scenic encroachment has been caused by poorly sited,
or inadequately designed homes which failed to blend with the surrounding natural

landscape.

Protection of the Carmel area’s visual resources may be one of the most significant issues
concerning the future of this area.



To protect the scenic resources of the Carmel area perpetuity, all future development
within the viewshed must harmonize and be clearly subordinate to the natural scenic
character of the area.

Structures shall be subordinate to and blended into the environment, using appropriate
materials that that effect. Where necessary, modification of plans shall be required for
siting, structural design, color, texture, building materials, access and screening.

Structures located in the viewshed shall be designed so that they blend into the site and
surroundings. The exterior of buildings must give the general appearance of natural
materials (e.g., buildings should be of weathered wood or painted in “earth” tones).

The height and bulk of buildings shall be modified as necessary to protect the viewshed.

In order to provide for more visually compatible structures, the height limit in the Carmel
Point Area should be limited to a maximum height of 18 feet from the natural average
grade. To ensure protection of the viewshed, the maximum height of structures located in
the Carmel Meadows area, including the Portola Corporation and Williams properties,
shall be limited to 18 feet measured from natural average grade.

Single-family residences comprise a major developed land use on private land.
Residential use is presently concentrated within three distinct subdivided areas
comprising a total of 1,290 acres: the City of Carmel vicinity, Carmel Meadows, and
Carmel Highlands-Carmel Riviera.

City of Carmel vicinity -- Carmel Woods, Hatton Fields, Mission Fields, Mission Tract,
and Carmel Point -- are more urbanized in character. They have substantially higher

densities and smaller average parcel sizes.

These areas are used primarily for passive and low-intensity recreational pursuits
including: sightseeing,

...also popular for walking, jogging, and bicycling.
. ..the threat to the character and integrity of existing communities

This theme is to provide and encourage public recreational use and enjoyment
of the California coast,

This visual quality must not be diminished. The common goal for the Carmel area must
be that any future development blend with and be clearly subordinate to the area's natural
scenic character.

Recreation on the plan map shall be limited to passive and low-intensity day-use
recreational and educational activities.



The Carmel Woods area should continue to be developed to the extent that site and
resource protection constraints allow.

Future land use planning should be compatible with the goal of retaining visual access.

Visual access should, where appropriate, be enhanced through the development of scenic
overlooks

Structures and landscaping hereafter placed upon land on the west side of Highway 1
shall be sited and designed to retain public views of the shoreline...seaward of the

Highway.

The area of review concerns conformance to the policies of the plan contained in the
Development and Land Use and Resource Management sections. In particular, the
proposed project must fully meet the objectives, policies, and standards for natural
resource protection. If the proposal is not consistent with these policies, it shall not be
approved even though it may be consistent with land use designations for the area.



