PLANNING COMMISSION

COUNTY OF MONTEREY, STATE OF CALIFORNIA

RESOLUTION NO. 02033

A. P. #008-341-027-000

FINDINGS AND DECISION

In the matter of the application of
Paul & Marianne Hoffman (PLNO010577)

WHEREAS. The Planning Commission, pursuant to regulations established by loca ordinance and date law, has
considered, at public hearing, a Combined Development Permit, located AT 1488 Bonifacio Road, Pebble Beach, Del
Monte Forest area, Coastal Zone, came on regularly for hearing before the Planning Commission on June 12, 2002.

WHEREAS: Said proposd includes:

1)

2)
3)
4)

Coagtd Adminigrative Permit for the demalition of an exiging sngle family dwelling and the condruction of a
7,824 K. ft. split-leve, angle family dwelling with an attached three-car garage and grading (750 cu. yds. cut,

50 cu. yds. fill);

Coagta Development Permit for development on 30% g opes;
Variance for structural square footage in excess of 5,000 sg. ft. in the Pescadero Watershed; and
Design Approva

WHEREAS: Sad Planning Commission, having considered the gpplication and the evidence presented relating thereto,

1.

FINDING:

FINDINGS OF FACT

The subject Combined Development Permit (PLNO1577), as described in condition #1 and as
conditioned, conforms to the plans, policies, requirements and standards of the Loca Coasta

Program (LCP). The LCP for this sSite conssts of the Del Monte Forest Land Use Plan, the Del
Monte Forest Coastal |mplementation Plan (Part 5), Part 6 of the Coasta Implementation Plan,
and the Monterey County Zoning Ordinance (Title 20). The property is located at 1488

Bonifacio Road, Pebble Beach (Assessor's Parcel Number 008-341-027-000), in the De

Monte Forest area of the Coastd Zone. The parce is zoned “LDR/1.5-D (C2),” i.e.,, Low
Dendty Resdentid, 1 unit/1.5 acres, Desgn Control Didrict, Coastd Zone. The dte is
physicaly suitable for the use proposed. The project is in conformance with the public access
and public recreation policies of the Coastal Act and Local Coastd Program, and does not
interfere with any form of historic public use or trust rights (see 20.70.050.B.4). No access is
required as part of the project as no substantial adverse impact on access, either individualy or
cumulatively, as described in Section 20.70.050.B.4.c of the Monterey County Coastd
Implementation Plan, can be demondtrated.

EVIDENCE: The application and plans submitted for the Combined Development Permit in the project file a

EVIDENCE:

EVIDENCE:

the Monterey County Planning and Building Inspection Department.

Design Approva Request form with plans recommended for denid by the Dd Monte Forest
Land Use Advisory Committee with a 7 to O vote because the project exceeds the 5,000
square foot dructurad coverage limit for the Pescadero watershed; found in File No.
PLNO10577.

The on-dte ingpection of the parcel by the project planner.
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EVIDENCE:

EVIDENCE:

EVIDENCE

EVIDENCE:

2. FINDING:

EVIDENCE:

3. FINDING:

EVIDENCE:

EVIDENCE:

EVIDENCE:

4, FINDING:

The project is in a seismic hazard zone “I” (low) as found in the resource maps of the Del
Monte Forest Land Use Plan.

The project as proposed is consgtent with policies of the Del Monte Forest Land Use Plan
deding with development in archaeologically sensitive aress, evidenced by the archaeologica
report prepared by Archeological Consulting, dated January 29, 2002, contained in the project
file. Condition number 17 has been added to require that work be stopped in the event that any
archaeologica resources are found on Site.

There has been no testimony received either written or ord, during the course of public hearings
to indicate that the Steis not suitable for the project. Necessary public facilities are available for
the use proposed. The project has been reviewed by the Monterey County Planning and
Building Ingpection Department, Water Resources Agency, the applicable Fire Department,
Public Works Department and Environmentd Hedth Divison. There has been no indication
from those agencies that the dte is not suitable. There are no physcad or environmenta
condraints such as geologic or sesmic hazard aress, environmentally sendtive habitats, or
smilar areas that would indicate the Ste is not suitable for the use proposed.

The subject property in not adjacent to the sea shore and is not described as an area where the
Loca Coastal Program requires access, according to Sections 20.70.050.B.4.c.i and ii.

The project is not consstent with Section 20.147.030.A.1 limiting Structura coverage to 5,000
sguare feet, including main and accessory sructures, but is congstent with the limitation of
additional impervious surface coverage up to 4,000 square feet and aso within the tota
limitation of 9,000 square feet for the Pescadero, Sea Rock Creek and Sawmill Gulch
Watersheds and the smdler unnamed watersheds which drain into the Carme Bay Area of
Specid Biologicd Significance.

The project gpplication, including the site plan, contained in file PLN010577 proposes structural
coverage of 6,329 square feet and impervious surface coverage of 2,494 square feet for atotal
of 8,823 square fest.

The variance to exceed the allowable Pescadero watershed structural and impervious surface
coverage shdl not conditute a grant of privileges inconsstent with the limitations upon other
property ownersin the vicinity and zone in which such property is Stuated.

Similar residentia properties in the Del Monte Forest area of the Coasta Zone have been
granted Variances to exceed the Pescadero Watershed structura and impervious surface
coverage limitations.

The Board of Supervisors resolution 94-149 (Steakley) established the precedent to dlow a
Variance to exceed the 5,000 square foot limit on structurd coverage as long as stormwater
runoff was controlled on dte. Retaining sormwater on Ste and maintaining the combined
structurd and impervious surface coverage under the 9,000 square foot limit supports the intent
of Section 20.147.030.A.1.b of the certified Monterey County Coasta Implementation Plan,
Part 5 regarding impervious coverage in the Pescadero watershed.

Totd impervious surface proposed by the project remains within the 9,000 square feet
dlowable.

Because of pecid circumstances gpplicable to the subject property, including the size, shape,

topography, location of the lot, or the surrounding area, the drict gpplication of Section
20.147.030.A.1.b of the Monterey County Coastal Implementation Plan is found to deprive the
subject property of privileges enjoyed by other property ownersin the vicinity under an identica

zoning dassfication.
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EVIDENCE:

EVIDENCE:

EVIDENCE:

EVIDENCE:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

EVIDENCE:

FINDING:

EVIDENCE:
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The intent of the Pescadero watershed coverage limitations is to limit the amount of stormwater
runoff into Carmel Bay, thereby protecting an area of biological sgnificance. Although, the
proposed project exceeds the 5,000 square foot limit for structura coverage, the proposed
impervious surface coverage is below the dlowable 4,000 square foot limit. The project will
not exceed the 9,000 square foot combined structural and impervious surface coverage limit,
therefore implementing the intent of the Pescadero watershed impervious coverage policy.

The subject Ste is cgpable of contralling the storm water runoff produced by the proposed
development thereby meeting the intent of Section 20.147.030.A.1.b. The owner has agreed to
a condition that would require dl stormwater runoff from the development to be controlled on
gte, by means of retentior/percolation facilities or infiltration trenches in accordance with plans
by aregistered civil engineer or architect (Condition No. 6).

A drainage plan has been prepared for the project by Bestor Engineers, Inc., dated February

13, 2002, which was desgned to accommodate the increased runoff caused by the
development during a typical 10-year sform event, in order to conform to policies 1, 2, & 6 of

the Del Monte Forest Land Use Plan, relating to drainage issues.

Other property owners in the vicinity and under identical zoning dassfication have been
afforded the same privileges sought by the property owner of this gpplication.

Monterey County Board of Supervisors Resolution No. 94-149 granting the gpped of John and
Danidle Steekley from a decision by the Planning Commission relaing to the 5,000 square foot
limitation to structurd coverage in the Del Monte Forest Area. The Board's decision effectively
granted the applicant a variance to exceed the aforementioned 5,000 square foot Structural

coverage limitation.

The request for the proposed development to be partidly located on dopes exceeding 30% is
consstent with Section 20.147.060.G.1.a of the Regulations for Development in the Del Monte
Land Use Plan Area since no other dternative exists which would dlow the development, as
proposed, to occur on dopes less than 30%.

Sope andyss map prepared by the Arthur Vades Company, Inc., which shows al dopes
exceeding 30% percent.

The request for the proposed development to be partialy located on dopes exceeding 30% is
consstent with Section 20.147.060.G.1.b of the Regulations for Development in the Del Monte
Land Use Plan Area since the proposed development sSite better achieves the resource
protection objectives and palicies of the Dl Monte Forest Land Use Plan by avoiding native
tree remova and minimizing grading on currently undisturbed aress.

Site plan contained in file PLNO10577 indicating forested and un-forested areas of the subject
parcel.

The Forest Management Plan prepared for the project by Forest City Consulting contained in
thefile

Development of properties located in the Monterey Peninsula Water Management Didtrict
("Didrict") depends in large part, on the availability of water pursuant to an dlotment system
established by the Didrict based on a prorationing of the known water supply for each of the
jurisdictions served by the Cdifornia- American Water Service Company.

Staff report, ord testimony at the hearing; adminigtrative record.
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10.

11.

12.

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

Based upon the Didrrict's water alotment system, the County of Monterey ("County”) has
edablished a system of priority didribution of water dlocation for properties within its own
jurisdiction. Current information available to the County indicates that the County's share of
water under the Didtrict's dlotment system, over which the County has no control, has been
exhausted to the point that the County is unable to assure that property owners who do or have
obtained development permits for their properties will be able to proceed with their
development projects.

Staff report, ord testimony at the hearing; administrative record.

In view of the preceding finding, and the fact that the present gpplication for a use permit
otherwise meets dl County requirements, the County approves the gpplication subject to
determination by the Monterey County Water Resources Agency, in the form of a water
avalability certification, that water is available for the project and the agpplicant's being able to
obtain awater use permit from the Didtrict.

Staff report, ord testimony at the hearing; adminigtrative record.

The proposed project will not have a sgnificant environmental impact.

Criteria contained in Article 19, Sections 15300.2 (Exceptions) & 15303 (Smal Structures) of
the Cdifornia Environmental Quadity Act Guiddines dlow this project to be categoricaly
exempted from environmental review. Due to the project’s limited scae and because land
disturbance will be minima and entirely within an dreedy disturbed area, no sgnificantly adverse
environmenta impacts were identified during review of the proposed project.

The establishment, maintenance, and operation of the proposed development applied for will
not under the circumstances of the particular case, be detrimenta to the hedlth, safety, peace,
moras, comfort, and genera welfare of persons residing or working in the neighborhood or to
the generd wefare of the County.

The project as described in the gpplication and accompanying materid was reviewed by the
Department of Planning and Building Inspection, applicable Fire Department, Public Works and
Parks Departments, Environmentd Hedth Divison, and Waer Resources Agency. The
respective departments and Agency have recommended conditions, where gppropriate, to
ensure tha the project will not have an adverse effect on the hedth, safety, and welfare of
persons ether resding or working in the neighborhood or the County in generd.

The project is gppedable to the Board of Supervisors and the Cdifornia Coastd Commission.
Sections 20.86.070 and 20.86.080 of the Monterey County Coastal Implementation Plan.

DECISION

THEREFORE, it isthe decison of said Planning Commission that said application be granted as shown on the attached
sketch, subject to the following conditions:

1.

The subject Combined Development Permit grants a Coastal Administrative Permit and Design Approva for
the demalition of an exising Sngle-family dwelling and the congruction of anew 7,824 . ft. alit-levd, Sngle-
family dwdling with an attached three-car garage and grading (750 cu. yds. cut, 50 cu. yds. fill); a Coastal
Deveopment Permit for development on dopes greater than 30%; and a Variance to exceed the 5,000 s0. ft.
Sructural-coverage limit for the Pescadero Watershed. The project is in accordance with County ordinances
and land use regulations subject to the following terms and conditions. Neither the uses nor the congtruction
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dlowed by this permit shal commence unless and until dl of the conditions of this permit are met to the
satigfaction of the Director of Planning and Building Inspection. Any use or congruction not in subgtantia
conformance with the terms and conditions of this permit is a violation of County regulations and may result in
modification or revocation of this permit and subsequent lega action. No use or congruction other than that
specified by this permit is dlowed unless additionad permits are approved by the appropriate authorities.
(Planning and Building I nspection)

This permit shdl expire two years from the date of adoption unless extended by the Director of Planning ad
Building Inspection pursuant to Section 20.140.100 of the Coastd Implementation Plan. (Planning and
Building I nspection)

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

3.

The gpplicant shal record a notice which gtates. "A permit (Resolution #010577) was approved by the Planning
Commission for Assessor's Parcd Number 008-341-027-000 on June 12, 2002. The permit was granted
subject to 19 conditions of gpprova, which run with the land. A copy of the permit is on file with the Monterey
County Planning and Building Inspection Department.” Proof of recordetion of this notice shdl be furnished to
the Director of Planning and Building Inspection prior to issuance of building permits or commencement of the
use. (Planning and Building I nspection)

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

No land clearing or grading shall occur on the subject parcd between October 15 and April 15 unless
authorized by the Director of Planning and Building Ingpection. (Planning and Building I nspection)

Prior to issuance of grading or building permits for the single family dwelling, a drainage plan shal be prepared
addressng on-gte and off-gte impacts, to include retention/percolation facilities to mitigete the impact of
impervious surface sormwater runoff and provide for no net increase in offgte drainage beyond that amount
expected for a vacant parcd in the subject location. Necessary improvements shdl be condructed in
accordance with gpproved plans. (Water Resour ce Agency)

Prior to issuance of a building permit, the gpplicant shal obtain from the Monterey County Water Resources
Agency (MCWRA), proof of water availability on the property, in the form of an gpproved Water Release
Form. (Water Resour ce Agency)

The roadway surface shal provide unobstructed access to conventiona drive vehicles, including sedans and fire
engines. Surfaces should be established in conformance with local ordinances, and be capable of supporting the
imposed load of fire apparatus. (Pebble Beach Community Services District)

The building(s) shdl be fully protected with automatic fire sprinkler sysem(s). The following notation is
reguired on the plans when abuilding permit is applied for:

“The building shall be fully protected with an automatic fire sprinkler system. Installation, approval
and maintenance shall be in compliance with applicable National Fire Protection Association. Four (4)
sets of plans for fire sprinkler systems must be submitted and approved prior to installation. Rough-in
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inspections must be completed prior to requesting a framing inspection.”
If afiredarm system isto beingdled, the following condition aso applies.

The building(s) shall be fully protected with an automatic aarm system(s). The following notation isrequired on
the plans when a building permit is applied for:

“The building(s) shall be fully protected with an approved central station, proprietary station, or remote
station automatic fire alarm system as defined by National Fire Protection Association Standard 72 - 1996
Edition. Plans and specifications for the fire alarm system must be submitted and approved by the
enforcing jurisdiction prior to requesting a framing inspection. All fire alarm system inspections and
acceptance testing shall be in accordance with Chapter 7 of NFPA 72 — 1996.” (Pebble Beach
Community Services District)

Prior to Final Building | nspection/Occupancy:

10.

11.

12.

13.

14.

15.

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

a All toilets shdl be ultra-low flush toilets with a maximum tank size or flush capacity of 1.6 gdlons, dl
shower heads shdl have a maximum flow capacity of 2.5 gdlons per minute, and al hot water faucets
that have more than ten feet of pipe between the faucet and the hot water heater serving such faucet
shall be equipped with a hot water recirculaing sysem.

b. Landscape plans shdl apply xeriscape principles, including such techniques and materids as native or
low water use plants and low precipitation sprinkler heads, bubblers, drip irrigation systems and timing
devices. (Water Resour ces Agency & Planning and Building I ngpection)

The ste shdl be landscaped. At least three weeks prior to occupancy, three copies of a landscaping plan shdl

be submitted to the Director of Planning and Building Inspection for gpprova. The project will be subject to a
landscape plan review fee which shdl be paid a the time of landscape plan submittal. The landscaping plan shal

be in sufficient detail to identify the location, species, and size of the proposed landscaping materids and shal be
accompanied by a nursery or contractor's estimate of the cost of ingdlation of the plan. Before occupancy,

landscaping shall be ether ingtaled or a certificate of deposit or other form of surety made payable to Monterey
County for that cost estimate shal be submitted to the Monterey County Planning and Building Inspection

Department. (Planning and Building I nspection Department)

Size of letters, numbers and symbols for addresses shal be a minimum of 3 inch letter height, 3/8 inch stroke,
contrasting with the background color of the sign. (Pebble Beach Community Services District)

All buildings shal have a permanently posted address, which shdl be placed a each driveway entrance and
visible from both directions of travel dong the road. In al cases, the address shal be posted a the beginning of
congruction and shdl be maintained thereafter, and the address shdl be visble and legible from the road on
which the addressislocated. (Pebble Beach Community Services District)

Where gates are to be locked, the Reviewing Authority having jurisdiction may require ingtdlation of a key box
or other acceptable means to immediate access for emergency equipment. (Pebble Beach Community
Services District)

Remove flammable vegetation from within 30 feet of sructures. Limb trees 6 feet up from the ground. Remove
limbswithin 10 feet of chimneys. (Pebble Beach Community Services District)
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16.  Additiond fire protection or firebresks gpproved by the Reviewing Authority may be required to provide
reasonable fire safety. (Pebble Beach Community Services Digtrict)

Continuous Per mit Conditions:

17. If, during the course of condruction, cultural, archaeologicd, historicad or paeontological resources are
uncovered at the ste (surface or subsurface resources) work shal be hated immediately within 50 meters (165
feet) of the find until it can be evduated by a qudified professona archaeologist. The Monterey County
Panning and Building Ingpection Department and a qudified archaeologist (i.e., an archaeologist registered with
the Society of Professond Archaeologists) shal be immediately contacted by the responsible individual present
on-gte. When contacted, the project planner and the archaeologist shal immediatdy vist the Ste to determine
the extent of the resources and to develop proper mitigation measures required for the discovery. (Planning
and Building Inspection)

18.  As a condition for granting a Variance to the 5,000 square foot structurd coverage limit required in the
Pescadero watershed, a deed restriction sl be recorded limiting the subject parcd to the total impervious
square footage alowed by Combined Development Permit #010577 (i.e., 8,823 square feet).

19.  All landscaped areas and/or fences shdl be continuoudy maintained by the property owner and dl plant materid
ghdl be continuoudy maintained in a litter-free, weed-free, hedlthy, growing condition. (Planning and Building
| ngpection)

PASSED AND ADOPTED this 12 day of June, 2002 by the following vote:
AYES Errea, Sanchez, Hawkins, Pitt-Derdivanis, Diehl, Wilmot

NOES: Brennan, Classen
ABSENT: Parsons, Hernandez

DALEELLIS, SECRETARY

Copy of this decison mailed to gpplicant on

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS. IF ANYONE WISHES TO
APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND SUBMITTED TO THE
CLERK OF THE BOARD OF SUPERVISORS ALONG WITH THE APPROPRIATE FILING FEE ON OR
BEFORE

THIS APPLICATION IS ALSO APPEALABLE TO THE COASTAL COMMISSION. UPON RECEIPT OF
NOTIFICATION OF THE DECISION BY THE BOARD OF SUPERVISORS, 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 decison, if thisis the find adminigrative decison is subject to judicia review pursuant to Cdifornia 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 90™ day following the date on which this decision becomesfind.
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NOTES

1.

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

Additiondly, the Zoning Ordinance provides that no building permit shdl 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 Supervisorsin the event of gpped.

Do not gart any congtruction or occupy any building until you have obtained the necessary permits and use
clearances from the Monterey County Planning and Building Inspection Department office in Marina.

The congtruction or use authorized by this permit must start within two years of the date of approvd of this
permit unless extended by the Director of Planning and Building Inspection pursuant to Section 20.140.100 of
the Coagta Implementation Plan.



