‘MONTEREY COUNTY PLANNING COMZMIS’SION

Meetmg Apr1l 8, 2009 Time: 9:30 AM | Agenda Item No. 3

Project Description: Combined Development Permit consists of: 1) A Coastal Development
Permit, General Development Plan, and Design Approval to allow the addition of 4 ,343 square
feet to the existing Douglas Hall Administration Building with detached garage; add 7,948
square feet to the existing Casco Residence; relocate the school’s main entry off of Forest Lake
Road and relocating parking areas for Douglas Hall and Casco Residence; install up to 4
temporary modular units to be utilized as offices and dormitory rooms 1nclud_1ng 42 temporary
parking spaces for administration staff, residents and students during construction; allow the
proposed additions to an existing historic structure (Douglas Hall); 2) A Coastal Development
Permit to allow the removal of 23 Monterey pines ranging in size from 6 to 29 inches in
diameter; gradlng of 2,200 cubic yards (1,900 cubic yards of cut and 300 cubic yards of fill); 3)
A Coastal Development Permit for demolition of an existing 2,973 square foot unsafe structure
on the opposite s1de of Forest Lake Road from the main campus.

APN: 008-022-003-000, 008- 022 020-

Project Location: 3152 Forest Lake Road, Pebble 000, 008-022- 023 -000, 008 031—
Beach. 002) '

_ ‘ ‘ | Name: Robert Luis Stevenson Sohool,
Planning File Number: PLN080375 ' Property Owner/ Ed DiYanni, Agent
Plan Area: Del Monte Forest Land Use Plan Flagged and staked: Yes.

Zoning Designation: “I C-D” [Institutional Commercial with a Design Control Overlay
(Coastal Zone)]. ,
CEQA Action: Mitigated Negative Declaration, per Sect10n 15070

Department: - RMA - Planning Department - :

RECOMMENDATION:
Staff recommends that the Planning Commission take the following actions:

1) Adopt the Mitigated Negative Declaration (Exh1b1t F); and :

2) Adopt the Mitigation Monitoring and Reporting Program (Exhibit D), and )

3) Approve the proposed General Development Plan and Coastal Development Penmts to allow
the removal of 23 Monterey pines trees ranging in size from 6 to 29 inches; demolition of an
existing 2,973 square foot unsafe structure; and grading subject to the recommended Findings
and Ev1dence (Exh1b1t C) and recommended Conditions of Approval CExh1b1t D).

PROJECT OVERVIEW:

The project area is centrally located within Del Monte Forest area and on the southerly border of the
Seal Rock Water Shed and is regulated under the Del Monte Forest Land Use Plan (DMF LUP). The
Stevenson School campus spans several parcels which are surrounded by residential and
recreational land uses. The project site is located on Forest Road in the Spyglass Cypress area just
north of the Pebble Beach area. The School proposes to expand the existing Douglas Hall to
facilitate the School’s Administrative offices in one building and to expand the Casco Residence to
replace the dormitory rooms displaced from Douglas Hall. The project includes a General
Development Plan and Coastal Development Permit for tree removal and for the demolition of an
unsafe structure within the school boundaries. Environmental review was conducted for the project
and mitigations are incorporated into the project as conditions of approval.

See Exhibit B for a detailed discussion.
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OTHER AGENCY INVOLVEMENT The followmg checked agencles and departments have
rev1ewed this project:
California Coastal Commission
Monterey Bay Unified Air Pollution Control District
Pebble Beach Community Service Dlstrlct
‘Public Works Department - ‘
Monterey County Division of Environmental Health D1v131on
Monterey County Water Resources Agency : '
“Monterey' County Sheriffs Office
‘Monterey County Sheriffs Office
Conditions fecommended by Planning, Fire, Public Works, and Water Resources Agency have been
1ncorporated 1nto COI‘ldlthl‘lS of approval (Exhlblt D)

*\‘\‘\_‘\\\*\\

The project was referred to the Del Monte Forest Land Use Advisory Commlttee for reviewon
September 18 2008 The LUAC voted to: recommend approval of the Stevenson School pl‘O] ject on
a vote of (6-0): (Exhibit E) -

Note: The decision on this project is appealable to the Board of Supervisors (20.86.030).

R(qarnon A ontano Ass/ starft’ Planner —
~5169; montanor@co.monterey.ca. us -
March 31,2008

Note: The decision on this project is appealable to the Board of Superv1sors (20 86 03 O) and the
California Coastal Commission (20.86.080). '

- Front Counter Copy; Planning Commission Members (10); County Counsel Pebble,
Beach Community Serv1ce District; Public Works Department Environmental Health
Division; Water Resources Agency; Coastal ‘Commission; Taven Kinison Brown,

Planning Services Manager Ramon A. Montano, Project Plantier; Carol Allen; Property
"Owner Robert Luis Stevenson School; Ed DiYanni, Agent; Planmng F1le PLN080375

Attéiohnients: Exhibit A " Project Data Sheet
Exhibit B Project Discussion i
Exhibit C Recommended Findings and Evidence
Exhibit D Recommended Conditions of Approval & M1t1gat10n Monitoring and
' Reporting Plan
‘ExhibitE~ LUAC Minutes
- Exhibit F Environmental Document (Mitigated Negative Declaration)
Exhibit G Site plan, Grading Plans, Floor Plans, Elevations and Vegetation Plan
ExhibitH  General Development Plan
ExhibitI =~ Vicinity Map '

This report was reviewed by Taven Kinison Brown, Planning Services Mmager.-h/%
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EXHIBIT A

Project Data Sheet for PLINOB03ITS

Project Title: ROBERT LOVIS STEVENSON SCHOOL
 Location: 3152 FOREST LAKE RD PEBBLE BEACH
Applicable Plan: Del Monts Forest Land Use Plan

Permit Type: o Data
Environmental Status: 3D

 Advisory Committes: Dal Kfouts Forest

Primary APN:

Coastal Zone:
_ Zoping:

Plan Designation:

Final fiction Deadline {§84):

008-022-020-000

CORMMERCTAT

COMMERCIAL

3712009

Project Site Data:

o Lot §ize: 135 zeres

Exisfing Structures {sf):  103.355

Propesed Structures {sfk: 12,291
Total Sq. Fi= 12,291

Coverage Allowed:
Coverage Proposed:

Height Allowed:

Height Proposed: |

» FAR Allowed:
‘EﬁR Proposed:

. Resource Zones and Reporis:

ananmmﬁaﬂyﬁsmsrﬁveﬁabﬁat ¥o
Biglogical Repork & (90173

Forest ﬁm;gmemk Rpt.#: {§SOGEE

HArehasaiogical Sensitivity Zone: HIET
Archaeplogical Report#  (E0G63

Fire Hazard Zone: TG

Erosion Hazand Fone:
Siils Report #

Zeologic Hazard Fone:
Geologic Report &:

Trafiic Report #

FHHGE

080871

MOD
DE05T1

| Q80673 -

Eihe;r Informafion:

Water 55urc»e; CAL ABT
Water DistiCo:  MPWHD

Fire District: PEBBLE BEACH CSD
Tree Removal: 13 MONTERY PINES
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Sewage Disposal fmedivod):

Sewer Dishict Name:

Grading foubic yds J

SEWER

PEBBLE BEAC
2,200



EXHIBIT B
DISCUSSION AND BACKGROUND |
PLN080375/Stevenson School

Background & Historic Structures

Historic Context - The Robert Louis Stevenson.School (RLSS) was.founded in 1952 and has expanded
s1gmﬁcantly during its 56-year history.. Consequently the RLSS developed a Master Plan which the
" Monterey County Planning Commission approved in 1981 for the build out of Robert Louise
Stevenson School. In July 1982, the California Coastal Commission approved development in a series
, 'of phased improvements under the RLSS Master Plan. The school has contirued to make
provements to the campus in accordance with the scope and phases of the approved master plan.

The Douglas School was created in 1928 as a glrl’s boarding School and later purchased from the
Ricklefs to found the Robert Louis Stevenson School in 1952. Located on the former campus of the
Douglas School in Pebble Beach, the School currently utilizes Douglas Hall-as its Administration
Building. The structure has the potential qualification to be listed on the California Register of
Historic Resources.. For that reason the additions to Douglas Hall were reviewed by the County of
Monterey Historic Resources Review Board and found to be consistent with the Secretary of
Interior’s Standards for the Treatment of Historic Structures. The standards for rehabilitation have
been adhered. to for the proposed additions to Douglas Hall and its additions as indicated in the
Historical assessment and project plans.

The project also includes the demolition of an existing 2,973 square foot structure referred to as
Building 19. Building 19 is located on Forest Lake Road across from the main campus. Based on
discussion with County Parks Department the proposed demolition would not require review by the
Historic Resources Review Board. A report by CIRCA: Historic Property Developmenz‘ confirmed
that due to the condition of the structure and because the structure has undergone several significant
changes and alterations resulting in the significant loss of important character defining features.
Building 19 retains a very low level of Historic Architectural integrity and does not meet the
Monterey County criteria for historic resources. ~

Project Description

The proposed Combined Development Permit consists of a Coastal Development Permit to permit a
General Development Plan (GDP); the GDP identifies allowed uses, hours of operation, number of
employees and the parking requirements as required under Title 20. The plan includes guidelines for a
sign program, a list of materials and colors to provide context for the school’s overall architectural
theme as well as a Landscaping Design, Exterior Lighting and designating trash and recycling locations
for the campus.

The proposed development if approved will allow the addition of 4,343 square feet to the existing
Douglas Hall (Administration Building) and the reconstruction of the existing detached garage. Add
7,948 square feet to the existing Casco Residence; and permanently relocate and redesign the school’s
main entry on of Forest Lake Road to improve circulation and access to Douglas Hall and Casco
Residence as well as relocating parking areas for Douglas and Casco to improve circulation.. During
construction work on the Douglas & Casco structures four temporary modular units and 42 temporary
parking spaces will be installed and utilized as temporary offices and dormitory rooms for
administration staff, residents, and students. The project includes remodeling and additions to existing
historic Douglas Hall. Those changes have been designed in accordance with the Secretary of Interior’s
guidelines for the preservation of historic structures and incorporated into the designs and proposed
plans. The proposed improvements were reviewed and approved by the Monterey County Historical
Boards as well as the Del Monte Forest Land Use Advisory Committee.
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Additionally, a Coastal Development Permit is required for the removal of 23 Monterey pines ranging
in size from 6 to 29 inches in diameter. The school currently has an approved Forest Management Plan.
However an Addendum to the FMP was prepared for the current project, for continuity with the Master
Forest Management Plan. The addendum was found to be. consistent with the requirements set forth
under the Del Monte Forest Land Use Plan Policies regardmg the preservation of forest resources and
the long term maintenance of the forest. L

The project will reqtlire a total of 2,200 cubic yards of grading (1,900 cubio yards of cut and 300 cubic
yards of fill).

A Coastal Development Permit will be required to allow the demolition of an existing unsafe structure
located on the opposite side of Forest Lake Road. The demolition of the structure, Building 19, was
included in the revised Initial Study. No new impacts effecting air quality or the hlstoncal context of
the Stevenson School campus would result from the demolition of this structure. :

General Development Plan :
The parameters by which the proposed development will occur are outlined in the applicants
General Development Plan (GDP). The GDP outlines the specifics of each category listed bellow,
please refer to the attached GDP pages 1 through 12 for detail:
.o “Allowed Uses: This identifies the Sections that the use conforms to under the current
Title 20 and the uses intended for Douglas Hall and Casco Residence
Operations o :
Number of employees
Parking
Site Development Standards for the areas zoned IC
Materials and Colors
Landscape Plans
Exterior Lighting Plan
Trash/Recycling

CEQA - S
Monterey County prepared an Initial Study pursuant to CEQA guidelines 15070. The Initial Study
is attached to this report as (Exhibit F) and on file in the office of the RMA — Planning Department
and is hereby incorporated by reference under (File No. PLN080375). All project changes required
to avoid significant effects on the environment have been incorporated into the project and/or are
made conditions of approval The Initial Study identified potentially significant effects relative to
Air Quality, Noise, Hazardous Materials, and Biological resources. Substantial evidence supports
the conclusion that impacts will be less than significant with the followmg rmtlgatlon incorporated
for each of the following issues:
e Air Quality: Mitigation Measure 1 requ;lres a Construcuon Management Plan, .

e  Biology: Mitigation Measures 2 through 5 require
2) Tree Replacement
3) Tree and Root Protection
4) Preconstruction Survey for Nestlng Birds
5) Native Landscaping

e Hazardous Materials: Mitigation Measures 6 and 7 require

6) Compliance with the National Fmission Standards for Hazardous Air
Pollutants (NESHAP)
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" 7)Hazardous materials shall be handled and’ d1sposed in accordance with local
- state, and federal regulatlons :

e Noise: Mltrgatlon Measures 8 & 9 requite :
’ 8) All' construction equipment shall use noise suppressant devices for the
muffler/exhaust mechanisms
9) The construction hours of operatlon shall be between 8am and 5pm,
Monday through Friday - :

Site Development Standards

The prOJeet is consistent with the following development standards as required by Section
20.21.070° & 20.64.020 of the Monterey County Zomng Ordlnance (T1tle 20) for those areas
designated Institutional Commercial:

o Height Allowed height measured from the average natural grade for a main structure is 35
feet. The proposed structures identified in the project plans will not exceed a height of
35 feet. Douglas Hall single story additions will not exceed the existing height of the -
original ‘structure. The' Casco Residence measured from ex1st1ng grade does not
- exceed 4 height of 29.5 feet : T .

e Setbacks The project meets the criteria under the IC development standards Afor the
‘establishment of setbacks tunder the proposed General Development Plan. The
proposed additions are clearly identified within the Development Plan”

e Building Site Coverage The project area consists of four parcels with an area of
approximately 13.3 acres or 579,348 square feet. The project area -allows for
approximately 231,739.2 square feet of structural coverage. The combined structural
coverage is approximately 103,355 square feet or 17.85%. The. site development
standards allow 40% maximum site coverage in the IC zoning District therefore the
proposed project does not exceed the maximum allowed coverage

Analysis

Consistency with Del Monte Forest LUP & the approved Master Development Plan:
The existing Douglass Hall structure pre-dates coastal permits but has had subsequent permltted
improvements.. Casco Hall was prev1ous1y permitted by Coastal Development Permits under the
authority of the Monterey County Planning Commlssron The proposed development is consistent
with the requrrements set forth under:

e Title 20 of the Coastal Implementat1on Plan Sections 20.21 Regulatlons for Institutional

. Commercial Zoning Districts or “IC” : :

Section 20.21.030 requiring a General Development Plan
20.21.07020.147.050 Forestry and Soil Resources Development Standards
20.147.030 Water and Marine Resources Development Standards
Viewshed and aesthetics policies found in the Land Use Plan ,
Additionally, the project is substantially complaint with the Master Plan approved by the California
Coastal Commission.
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Architectural Consistency :

The proposed addition to Douglas Hall was found to be compatible and architecturally consistent by
the Historic Resources Review Board the Del Monte Forest. Land Use Advisory Committee
reviewed the proposed project and found it to be architecturally consistent and compatible with the
main structure and the surrounding campus structures. ' - - :

Scenic and Visual Resources

The property is not located in the area 1dent1ﬁed on the Del Monte Forest Land Use Plan (LUP)
Visual Resources Map (Figure 2C of the LUP) and is not visible from Point Lobos or viewing areas
from 17 Mile Drive and Vista Points. The policies of the Del Monte Forest LUP. direct that
placement and design of new development not injure the visual integrity of the aréa with regard to
the public viewshed. Staff conducted a site visit in September of 2008, to assess the potential viewshed
impacts of the project from the Point Lobos State Reserve and 17 Mile Drive and Vista Points and
found the project was not visible from those vantage points. - : :

Tree Removal

The Forest Management Plan (FMP) prepared for the school was adopted by the Planning
Commission in 1992. The character of the forest as described in the report the pines are abundant
and well distributed throughout the development area. An addendum to the original report was
prepared by the forester to addresses the condition of the trees in the area of the proposed
development. A Forest Management Plan (FMP) is prepared for each new development to address the
- impacts affecting the forest resources on the school properties. Staff reviewed the current amendment
to the FMP and found it to be consistent with the intent and requirements of the Del Monte Forest Land
Use Plan (DMF-LUP). The FMP meets the intent to insure the tree removal proposed is the minimum
needed to achieve the scope of the proposed development and ensure the contlnued mamtenance and '
long-term protectlon of the forest resources. L

Water and Marine Resources Development standards

The project site is located within the Seal Rock Watershed; however parcels with a commerc1al land
use designation are not subject to the coverage limitations under (Section 20.147.030 (b), CIP, Part
5). The project, as proposed complies with the Water and Marine Resources Development standards
as determined by the Water Resources Agency of Monterey Courity. The project as described will
not add additional storm-water runoff and therefore will not contribute as a p01nt and non—pomt
source of pollution to the Carmel Bay “Areas of Special Biological Significance.” .

Transportation & Circulation : :

The project as proposed will relocate the school’s main entry off of Forest Lake Road to improve the
circulation pattern for access to Douglas Hall and Casco Hall from Forest Road: This will include.
relocating the parking areas for Douglas Hall and Casco Residence. To mitigate the temporary loss of
the office and dormitory space during construction, 4 temporary modular units will be used for the
temporary offices and dormitory rooms. 42 temporary parking spaces for administration staff,
residents, and students will be created during construction. The following unprovements have been
proposed to enhance safety and circulation:

Relocation of main entrances;

Improved access to Douglas Hall and Casco Residence;

Relocation of parking areas;

Relocation of drop off and pickup;

Addition of 12 new spaces.

Additionally because the construction is proposed to be phased, the phasing will further reduce the
potential for traffic impacts from construction activities. Therefore no mitigation measures beyond
standard conditions of approval will be required. :
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Conclusion - : : :

The proposed nnprovement plans and reports were reviewed for consistency with ‘the :County of
Monterey’s Local Coastal Land Use Plan for the Del Monte Forest Area this included the Coastal
Implementation Plan requirements for tree removal, watershed issues, aesthetics and architectural
consistency with the school’s surroundings as well as viewshed issues. The County’s Historic
Review Board and the Land Use Advisory Committee have reviewed the project and found it to be
consistent with the existing visual character of the surrounding neighborhood :aesthetic of the
surtounding forest. Furthermore the project has been analyzed for potentially significant impacts as
a direct result-of the dévelopment. It has been determined that the project as conditioned will not
create any- 51gnlﬁcant impact to the envitonment of the immediate or sutrounding areas of the Del
Monté* Forest. For these reasons staff is recommending the adoption of the Mitigated Negative
Declaration, ahd approval of the project with conditions as demonstrated through the Flndlngs and
Evidence contained in this report and envirérimental- document E

- DRAFTRESOLUTION

. Before the Plunvni'ng Cornfnisvs.ion{;in;énd forvvtho,'
County of Monterey, State of Callfornla

Inthe matter of the apphcatlon of
Robert Luis Stevenson School (PLN080375)
" RESOLUTION NO.
Resolution by the Monterey County Planning
Commission:
1) Adopt a Mitigated Negative Declaration -
2) Approving a Combined Developrnent Permlt
consists of:. 1) a Coastal Development Permit,
.. General Development: Plan, and Design Approval
to allow the addition of 4,343 square. feet to the |
existing Douglas Hall Administration building with
detached garage; add 7,948 square feet to the
existing Casco Residence; relocate the school’s
‘main entry off of Forést Lake Road and relocating
- parking areas: for Douglas Hall and Casco'|
Residence; install up to 4 temporary modular units
to be utilized as offices and dormitory rooms
including 42 temporary parking spaces for
administration staff, residents and students during
construction; allow the proposed additions to an
existing historic structure (Douglas Hall); 2) a
coastal development permit to allow the removal of
23 Monterey pines ranging in size from 6 to 29
inches in diameter; grading of 2,200 cubic yards
(1,900 cubic yards of cut and 300 cubic yards of
fill); 3) a coastal development permit for
- demolition of an existing dilapidated structure on |
the opposite side of forest lake road from the ma1n ,
campus. |
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(PLNO080375, Robert Luis Stevenson School, 3152
Forest Lake Road Pebble Beach, Del Monte Forest
Land Use Plan (Assessor’s Parcel Numbers 008-022- |-
003-000, 008-022-020-000, 008-022-023-000, and
008-031-002-000). ' :

The Robert Luis Stevenson School application (PLN080375) came on for public hearing before the
Monterey County Planning Commission on April 8, 2009. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and other
evidence presented, the Planning Commission finds and decides as follows:

1. FINDING:

EVIDENCE:

FINDINGS

CONSISTENCY - The project, as described in Condition No. 1 and as
conditioned, conforms to the policies, requirements, and standards of the
Monterey County General Plan, Del Monte Forest Land Use Plan, and the
Monterey County Zoning Ordinance (Title 20), which designates this area as
appropriate for development.

(a) The text, policies, and regulations in the above referenced documents have
been evaluated during the course of review of applications.

(b) The property is located at 3152 Forest Lake Road, Pebble Beach Del Monte
Forest Land Use Plan. The parcel is zoned Institutional Commercial with
Design Control in the Coastal Zone (I C-D (CZ).

(c) Pursuant to Section 20.44.020, the subject parcel is located in a Design
Control Zoning District. ‘Colors and materials proposed will match the
existing structure and blend into the surrounding area.

“(d) Douglass Hall pre-dates coastal permits but has had subsequent permitted

improvements. Casco Residence was previously permitted by Coastal
Development Permits under the-authority of the Monterey County Planning
Commission. ' .
(e) The proposal consists of the followmg
~ 1. A General Development Plan request to allow additions to Douglas
* Hall and the Casco Residence;
2. Improvements to the existing entrance for the Douglass and Casco
buildings;
3. Temporarily relocate the main entry and parking areas for Douglass
and Casco Residence; install 4 temporary modular units to be utilized
~ as offices and 42 temporary parking spaces for administration staff,
- residents and students during construction;
4. Allow additions to an existing historic structure (Douglass Hall) as
- approved by the HRRB; :
5. A Coastal Development Permit to allow the removal of 23 Monterey
Pines ranging in size from 6 to 29 inches in diameter
6. Grading of 2,200 cubic yards (1,900 cubic yards of cut and 300 cubic
yards of fill).

(f) The proposed Combined Development Permlt and General Development
Plan met the requirements set forth in the site development standards for the
Institutional Commercial zoning district. The project site 1s located within the

. Seal Rock Watershed; however parcels with a commercial land use
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designation are not subject to the coverage limitations under (Section
20.147.030 (b), CIP, Part 5). The project, as proposed complies with the
Water and Marine Resouices Development standards 'as determined by the
Water Resources Agency of Monterey County. The project is consistent with
the site development standards for IC Districts:

e Height Allowed height measured from the average natural grade for a
main structure is 35 feet. The proposed additions to Douglas Hall and
Casco Residence, including improvements to the driveway entrance
fot.the Douglas and Casco structures. Improvements made to-Douglas
Hall and Casco Residence 'does not exceed a height of 35 feet,
however Casco Residence includes an architectural feature which will
exceed the 35 foot height limit by one foot. This is allowed under the
Height and Setback Exceptions 20.62 of Title 20 Coastal
Implementation Plan: The feature is a light-well; it will provide
natural lighting for the first and second story hall.

.o Height: Allowed height measured from the average natural grade for a

. main -structure is 35 feet. The proposed structures identified in the
project plans will not exceed a height of 35 feet. Douglas Hall
additions will mot -exceed the height of the original structure. Casco
Residence measured from existing grade approx1mate height of does
not exceed height of 29.5 feet.

o Setbacks: The project meets the cr1ter1a under the IC development
standards for the: establishment of setbacks under the proposed
‘General Development Plan. The existing structure is centrally located
within the project area and the proposed additions are clearly
identified within the Development Plan thereby establishing the site
development standards for 'the proposed additions to the existing
structures. - ~ S :

. Bulldmg Site Coverage: The project area consists of four parcels with
an area of approximately 13.3 acres or 579,348 square feet. The
project - area allows for approximately 231,739.2 square feet of
structural coverage. The combined structural coverage is
approximately 103,355 square feet or 17.85%. The site development
standards allow 40% maximum site coverage in the IC zoning District
therefore the proposed project does not exceed the maximum allowed
coverage.

o Architectural Consistency: The proposed addition to Douglas Hall
was found to be compatible and architecturally consistent by the
Historic Resources Review Board and the Land Use Advisory
Committee. Additionally Casco Residence was reviewed and found to
be architecturally consistent and compatible with the main structure.

-(g) Based on information and materials provided, plus Staff site visit conducted in
August and September of 2008, to verify that the project on the subject parcel
conformis to the plans listed above. Staff finds that this project has no issues
relative to archaeological, historic; or biological resources. Proposed
development will be located in an existing disturbed area. |

(h) The project was referred to the Del Monte Forest Land Use Advisory
Committee for review on September 18, 2008.  The LUAC voted to
‘recommend approval of the Stevenson School project on a vote of (6-0). The
committee did not express any concerns over the proposed improvements nor
~ made any recommended changes or conditions. -
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(i) 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 PLN080375.

2. . FINDING: SITE SUITABILITY The site is phy51ca11y surtable for the use proposed.
~ EVIDENCE: (a) The project has been reviewed for site suitability by the following
departments and agencies: RMA - Planning Department, Pebble Beach

Community Services District, Public Works, Envrronmental Health Division,

- and Water Resources' Agency. There has been no indication from these
. departments/agencres that the site is not suitable for the proposed
development. Conditions recommended by the Pebble Beach Community

Services District have been mcorporated B

(b) Technical reports by outside archaeological, Historical, Traffic Engineer,

Biological, and Forest management consultants indicated that there are no

physical or environmental constraints that would indicate that the site is not

suitable for the use or improvements proposed as designed, conditioned and

mitigated.. Although the project is located within a high archaeological area,

the results from the report were negative. However, a condition has been

incorporated to require stop work; if during the course of construction, cultural,
. archaeological, historical or paleontological resources are uncovered at the site.
- (Condition #4) County staff concurs. The. following reports have been
_ prepared

- “Preliminary Archaeolo g1cal Reconnarssance ” (LIB080665)
(LIB08021) prepared by Archaeological Consultmg, Salinas CA,
February 27, 1992.

- “Forest Management Plan” (LIB080668) prepared by Huge E. Smith
Urban Forestry Consulting Carmel, CA February 12, 1992. addendum
prepared by Staub Forestry Environmental Consulting (LIB080007)
and supplemental update (LIB080623), dated March 30, 2007 &
September 17, 2008.

- “Geological Report & Geotechnical Investigation ”(L]B0806 71)
prepared by Moore Twining & Associates Inc., dated July 15, 2008.

- “Historical Resource Study *(LIB0OS0673) prepared by Page &
Turnbull Inc. dated July 30, 2008

- - “Stevenson upper School Parking and Traffic Study ”(LIB080667,
prepared by Higgins Associates, Civil & Traffic Engineers, dated

‘ August 1, 2008.

- “Biological Resource Assessment for the Robert Louis Stevenson
School ” (LIB090173) prepared by Zander Associates Environmental
Consultants, dated June 26, 2008..

- “General Development Plan for the Casco and Douglas Hall additions

‘ and alterations with improvements to the main entry into the School
property ”(PLN080672). Prepared by apphca.nt for the County of
Monterey, dated July 30, 2008.
(©) Staff conducted a site visits in August and September of 2008 to verify that the
site is suitable for this use. ,

(d) The application, project plans, and related support materials submitted by the
project applicant to the Monterey County Resource Management Agency —
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Plasining Department for the proposed- development found in Project File
PLN080375

TREE REMOVAL - The subJect prOJect under the amended Forest

Management Plan minimizes- tree removal -in accordance with the applicable

goals and policies of the Del Monte Forest Land Use Plan and Coastal

Implementation Plan (Part 5).

(a) The project includes a Forest Management Plan (FMP) as required under the

 Del' Monte Forest Land Use Plan‘(Section 20.147.050 B. CIP) and an

amended FMP'per’(Sectidn 20.147.050 C:CIP) -

(b) When reviewing - requests for tree ‘removal, environmental considerations
shall include review of forest plant associations, native soil cover, aesthetic
- values, as well as maintenance of the overall health of the stand (Policy #31
‘& 32 of the Del Monte Fotest LUP and 20.147.050. D (1 & 2).

" (c) Forest Management Plan ‘prepared by Huge E. Smith Urban Forestry

Consultmg Carmel, CA February' 12, 1992; Addendum prepared by Staub
Forestry Env1ronmental Consulting:and: supplemental update dated March 30,
2007 & September 17, 2008, contained in Project File PLN080375.

~(d) Section 20.147.050.D.7 ‘of the Moriterey ‘County Coastal Implementation

3. FINDING:
EVIDENCE

4. FINDING:
EVIDENCE:

Plan, Part 5, states that a Not1ce of Report will be tecorded indicating that a
- Forest Managemient Plan was prepared for the sité. A standard condition of
approval has been incorporated mto the projects conditions of approval
(Condition #6).

(e) Based on the information subrmtted in the amended FMP staff determined
that removal of the trees, stated in the report and visual observation by staff
with régard the condition of trees to- be removed for pest and structural
problems. Remioval of the trees identified in the FMP will not involve a risk

- of adverse env1ronmental impacts as prov1ded under the DMF LUP and the
" current FMP.~

CEQA = On the basis of theé whole record before the Monterey County Standard

Subdivision Comrnittee, thére is no'substantial evidence that the proposed project

as designed, conditioned, and mitigated, will have a significant effect on the

environment. The Mitigated Negative Declaration reflects the independent
judgment and analysis of the County. ‘

(a) The proposed project is subject to env1ronmental review due to the potential
for significant environmental effects pursuant to CEQA Guidelines Section
15070 (Decision to Prepare a Negative or Mitigated Negative Declaration).

(b) Potentially adverse environmental effects were identified during staff review
of the development application.

(c) Monterey County prepared an. Initial Study pursuant to CEQA. The Initial
Study is on file in the office of the RMA — Planning Department and is
hereby incorporated by reference (File No. PLN080375). All project changes
required to avoid significant effectss on the environment have been

“incorporated into the project and/ot are made conditions of approval. The
Initial Study identified potentially significant effects relative to Air Quality,
Noise and biological resources. Substantial evidence supports the conclusion
that impacts will be less than significant with mitigation incorporated for
these issues.
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S. FINDING:

. (d) The Mitigated Negative Declaration was circulated for public review two

times from December 31, 2008 to January 30 2009. and during March 1,
2009 to March 30, 2009

(e) The  Monterey. County - Resource Management Agency — Planning
'Department, located at 168 W. Alisal Street, 2" Floor, Salinas, CA, 93901, is
‘the custodian of documents and other materials that constitute the record of
proceedings upon - which the decision to adopt the ‘Mitigated Negative
Declaration is based. :

® A M1t1gat10n Monitoring and Reportlng Program (MMRP) has been prepared
and is- designed to ensure compliance with conditions and that mitigation
measures are monitored and reported during project implementation. The
applicant must enter into an “Agreement to Implement a Mitigation
Monitoring and Reporting Program” as a condition of project approval.

(g) For purposes of implementing Section 753.5 of Title 14, California Code of
Regulations, the project may cause changes to the resources listed under

- Section 753.5. Therefore, payment of the Fish and Game fee is required.

(h) Evidence that has been received and considered includes the application,

plans, materials, and technical reports, which are listed under Section IX
" (References) of the Initial Study and contained in project file PLN080375.

(1) To mitigate the physical impacts to a less than significant level the following

brief summary of the mitigation measures is proposed:

o Air Qualityi-l\/liﬁgatien Measure 1 requires a‘Cc')nstni_.ction Management Plan,

¢ Biology: Mitigation Measures 2 through 5 require
2) Tree Replacement '
3) Tree and Root Protection
4) Preconstruction Survey for Nestlng Blrds
.-5) Native Landscaping

o Hazardous Materials: Mitigation Measures, 6 and 7 require

6) Compliance with the National Emission Standards for Hazardous Air
Pollutants (NESHAP)

7) Hazardous materials shall be handled and disposed in accordance with
‘local, state, and federal regulations

e Noise: Mitigation Measures 8 & 9 require
8) All construction equipment shall use noise suppressant devices for the
muffler/exhaust mechanisms
9) The construction hours of operation shall be between 8am and Spm,
Monday through Friday
(_]) The project planner conducted a site visit in August and September of 2008 to
verify that the site is suitable for this use.
(d) No adverse environmental effects were identified during staff review of the
development application during a site visit in August and September of 2008
(e) See finding number 1, 2, 4, and supporting evidence.

NO VIOLATIONS - The subject property complies 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.
Zoning violation abatement costs, if any, have been paid.
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EVIDENCE: (a) Staff reviewed Monterey ‘County RMA -:Planning Department and Building

. FINDING:

. EVIDENCE:

. FINDiNG-:"

- Services Department Monterey County records and is not aware of any
violations existing on subject property -
PUBLIC ACCESS: The project is.in conformance Wlﬂ'l the public access and

public recreation policies of the Coastal Act and Local Coastal Program, and

does not interfere with any form of historic public use or trust rights. No access is

“required as part of the project as no substantial adverse impact on access, either

individually or cumulatively, as described in Section 20.70.050.B.4.c of the

- Monterey County ‘Coastal Implementation Plan, can be demonstrated.

(a): The ‘subject property is not described: as -an’ area where the Local Coastal
- Program requires access.

~(b) The subjéct property is not indicated “as part of any designated trails or

shoreline accessas shown in Figure 15, the Recreational Facilities Map, and
Flgure 16, the Shorehne Access Map, of the Del Monte Forest Area Land
~Use Plan.’
(c) No-evidence ot documentatron has been submltted or found showing the
. ex1stence of historic pub11c use or trust rlghts over th1s property

: HEALTH AND SAFETY - The estabhshment mainténance, or operation of the
‘prOJect applied for-will-not’ under the ‘circumstances of this particular case be

detriméntal 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 injuricus to property and improvements in the heighborhood or to

EVIDENCE:

. FINDING:

EVIDENCE:

the general welfare of the County. ,
See Findings #1, #2, #3 and #4 and supporting evidence. = -

APPEALABILITY - The decision on'this project is appealable to the Board of

Supervisors and the California Coastal Coriimission.

(a) Sections 20.86.020 and 20.86.030 of the Monterey County Zoning Ordinance
(Title 20).

(b) In accordance with Sectron 20. 86 080 of the Monterey County Zoning

‘Ordinance (Title 20) the proj ject may be appealed to the California Coastal
Commission because the project is located between the sea and the first
through public road parallehng the sea and 1ncludes the granting of a
conditional use.
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EXHIBIT D

. Project Name: Robert Luis Stevenson School
Monterey County Resources Management Agency Planning

File No: PLN080375 APNs:008-022-003-000, 008-022-020 000,

: Department :
Condition Compliance and Mitigation Monitoring Reporting 008-022-023-000)
Plan : '

Approved by: Planning Commission Date: April 8, 2009

*Monitoring or Reporting refers to'projects with an EIR or adopted Mitigated Negative Declaration per Section 21081.6 of the Public Resources Code.

PD001 - SPECIFIC USES ONL Adhere to conditions and uses Subdivider/ | Ongoing
This Combined Development permit (PLN080375) allows | specified in the permit. Owner/ unless
1) ‘A Coastal Development Permit, General Development Applicant/ | otherwise

Plan, and Design Approval to allow the addition of 4,343 | stated
square feet to the existing Douglas Hall Administration " v
Building with detached garage; add 7,948 square feet to
the existing Casco Residerice; relocate the School’s main
entry off of Forest Lake Road and relocating parking
areas for Douglas Hall and Casco Residence; install up to
4 temporaty modular units to be utilized as offices and
dormitory rooms including 42 temporary parking spaces
for administration staff, residents and students during
construction; allow the proposed additions to an existing
historic structure (Douglas Hall); 2) A Coastal
Development Permit to allow the removal of 23
Monterey pines ranging in size from 6 to 29 inches in
diameter; grading of 2,200 cubic yards (1,900 cubic
yards of cut and 300 cubic yards of fill); 3) A Coastal
Development Permit for demolition of an existing 2,973
square foot unsafe structure on the opposite side of Forest
‘| Lake Road from thée main campus.. The property is. .
located at'3152 Forest Lake Road Pebble Beach,
(Assessor's Parcel Numbers'008-022-003-000, 008-022-
020-000, 008-022-023-000) centrally located within the -
Pebble Beach area within the Del Monte Forest Land Use
Plan area, Coastal Zone. This pertit was approved in
accordance with County ordinances and land use ~ .
regulations subject to the following terms and conditions.
Neither the uses nor the construction allowed by this permit -
shall commence unless and until all of the conditions-of - -
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this permit are met to the satisfaction of the Director of the
RMA - Planning Department. Any use or construction not
in substantial 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 legal action. No use or construction-other than
 that specifiéd by this permit is allowed unless additional

- permiits are approved by the appropriate authorities. Tothe |

- extent that the County has delegated any condition

- compliance or mitigation monitoring to-the"Monterey

- County Water Resources Agency, the Water Resources
Agency shall provide all information requested by the
County and the County shall bear ultimate responsibility to

ensure that conditions and mitigation measures are-properly |

fulfilled. (RMA - Planning Department)

PD002 - NOTICE-PERMIT APPROVAL
The applicant shall record a mnotice which states: : A
Combined Development Permit and General Development

Plan (Resolution ) was approved by the Planning |

Commission for (Assessor's Parcel Numbers: 008-022-
003-000, 008-022-020-000,7008-022-023-000) on:April 8,

2009 The Combined Development Permit and -General |

Development was granted subject to 43 conditions of
approval and 9 mitigation measures which run with the
land. A copy of the permit is on file with the. Monterey
County RMA - Planning Department.” Proof of recordation

of this notice shall be furmshed to-the Dlrector ofthe RMA | -

- Planning Department prior to issuance of bulldmg perrmts

| or commencement - of the use (RMA - Plannmg g e

Department)

' Proof of recordation of this notice shall

be furnished to the RMA - Planning
Department.

Owner/

- Applicant

Prior to the
issuance of

- grading and

building

- permits or

commence-
ment of use.
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| PD004 - INDEMNIFICATION AGREEMEN
| The property owner agrees as a condition and in
| consideration of the approval of this discretionary

| development permit that it will, pursuant to agreement

| and/or statutory provisions as applicable, including but not
limited to Government Code Section 66474.9, defend,

| indemnify and hold harmless the County of Monterey or its
agents, officers and employees from any claim, action or
proceeding against the County or its agents, officers or -
employees to attack, set aside, void or annul this approval,

which action is brought within the time period provided for -

under law, including but not limited to, Government Code
Section 66499.37, as applicable. The property owner will
reimburse the county for any court costs and attorney’s fees
which the County may be required by a court to pay as a
result of such action. County may, at its sole discretion,
participate in the defense of such action; but such
participation shall not relieve applicant of his obligations
under this condition. An agreement to this effect shall be
recorded upon demand of County Counsel or concurrent
with the issuance of building permits, use of the property,
filing of the final map, whichever occurs first and as
applicable. The County shall promptly notify the property
owner of any such claim, action or proceeding and the
County shall cooperate fully in the defense thereof. If the
County fails to promptly notify the property owner of any
such claim, action, or proceeding or fails to cooperate fully-
in the defense thereof, the property owner shall not '
thereafter be responsible to defend, indemnify, or hold the
county harmless. (RMA - Planning Department)

Submit signed and notarized
Indemnification Agreement to the
Director of RMA — Planning

| Department for review and signature by
the County.

Proof of recordation of the

{ Indemnification Agreement, as

outlined, shall be submitted to the RMA
~ Planning Department.

| Owner/

Applicant

Upon
demand of
County

Counsel or

| concurrent

with the
issuance of
building
permits, use
of the

| property,

filing of the
final/parcel
map,
whichever
occurs first
and as
applicable
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PD003(A) — CULTURAL RESOURCES — NEGATIVE
ARCHAEOLOGICAL REPORT

If, during the course of construction, cultural,
-archaeological, historical or paleontological resources are
uncovered at the site (surface or subsurface resources)

work shall be halted immediately within 50-meters (165
feet) of the find until a qualified professional archaeologist
can evaluate it. The Monterey County RMA - Planning
Department and a qualified archaeologist.(i..; an-
archaeologist registered with the Society.of Professmnal
Archaeologists) shall be immediately contacted by the
responsible individual present on-site. When contacted, the
project planner and the archaeologist shall immediately.
visit the site to-determine the extent of the resources and to
develop proper-mitigation measures required for the
discovery. (RMA - Planning Department)

Stop work within 50 meters (165 feet)
of uncovered resource and contact the
Monterey County RMA - Planning

Department and a qualified
-archaeologist immediately if cultural,

archaeological, historical or
paleontological resources are
uncovered. When contacted, the project
planner and the archaeologist shall
immediately visit the site to determine
the extent of the resources and to
develop proper mitigation measures
required for the discovery.

‘Owner/

Applicant/

‘Archaeo-

logist

Ongoing

?age 18 6f 43




"PD005 - FISH AND GAME FEE-NEG DEC/EIR

Reporting Plan in accordance with Section 21081.6 of the
California Public Resources Code and Section 15097 of
Title 14, Chapter 3 of the California Code of Regulations.
Compliance with the fee schedule adopted by the Board
of Supervisors for mitigation monitoring shall be '
required and payment made to the County of Monterey at
the time the property owner submlts the signhed
mitigation momtormg agreement (RMA Plannmg
Department)

2) Fees shall be submitted at the time
the property owner submits the signed

mitigation monitoring agreement.

The applicant shall submit a check, Owner/ | Within 5
Pursuant to the State Public Resources Code § 753.5, State | payable to the County of Monterey, to - | Applicant | working
Fish and Game Code, and California Code of Regulatlons, ‘the Director of the RMA - Planning - days of
‘| the applicant shall pay a fee, to be collected by the County, | Department. - project

within five (5) working days of project approval. This fee = | approval.
shall be paid before the Notice of Determination is filed. If

- the fee is not paid within five (5) working days, the project

shall not be operative, vested or final until the filing fees
are paid. (RMA - Planning Department)

PD006 - MITIGATION MONITORING PROGRAM 1) Enter into agreement with the Owner/ Within 60
The applicant shall enter into an agreement with the County to implement a Mitigation Applicant | days after
‘County to implement a Mitigation Monitoring and/or Monitoring Program. project

approval or
prior to the
issuance of
grading and
building
permits,
whichever
occurs first,
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PD016 — NOTICE OF REPORT
| Prior to issuance of building or grading permits, a notice
shall be recorded with the Monterey County Recorder for
each of the following reports which states: ‘“Preliminary
Archaeological Reconnaissance” (LIB080665)
| (LIB08021) prepared by Archaeologlcal Consultmg,
Salinas CA, February 27, 1992. .
- “Forest Management Plan” (LLIB080668) ,
prepared by Huge E. Smith Urban Forestry Consultlng
Carmel, CA February 12, 1992. Addendum prepared by
Staub Forestry Environmental Consultmg (LIB080007)
and supplemental update (LIB080623), dated March 30,
2007 & September 17, 2008.
- “Geological Report & Geotechmcal ‘
hlvestlgatlon”(LIB08067l) prepared by Moore Twmmg
& Associates Inc., dated July 15, 2008. '
- “Hlstoncal Resource Study”(LIB080673)"
prepared by Page & Turnbull Inc. dated July 30, 2008
“Stevenson upper School Parking and Traffic
Study”(LlB080667 prepared by Higgins Associates,
Civil & Traffic Engineers, dated August 1, 2008.
- “Biological Resource Assessment for the Robert
Louis Stevenson School” (LIB090173) prepared by
-Zander Associates Environmental Consultants, dated
June 26, 2008.
- “General Development Plan for the Casco and
Douglas Hall additions and alterations with
improvements to the main entry into the School -
property”(PLN080672). Prepared by-applicant for the -
County of Monterey, dated July 30, 2008.- (RMA -
Planning Department) ,

Proof of recordation of this notice shall

be furnished to the RMA - Planning
Department.

Owner/

Applicant

Prior to the
issuance of
grading and
building

permits.

PD009 - GEOTECHNICGAL CERTIFICATION
‘Prior to final inspection, the:geotechnical consultant shall
provide certification that all: development has been
constructed in accordance with the-geotechnical report
RMA - Plannmg Department and Bulldmg Semces
Department) SEE -

:Submit certification by the
.geotechnical consultant to the. RMA —

Building Services Department showing
project’s compliance with the . .-

| geotechnical report.:

Owner/

Applicant/

Geotech-
nical

| Consultant.

. ‘,Pri‘.or’,to final

inspection
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PD011 — TREE AND ROOT PROTECTION

9, Submit evidence of tree protection to | Owner/ Prior to the
| Trees which are located close to the construction site(s) the RMA - Planning Department for | Applicant | issuance of
shall be protected from inadvertent damage from review and approval. grading

construction equipment by fencing off the canopy driplines : and/or
and/or critical root zones (whichever is greater) with building
protective materials, wrapping trunks with protective , permits
materials, avoiding fill of any type against the base of the | Submit on-going evidence that tree Owner/ During
trunks and avoiding an increase in soil depth at the feeding | protection measures are in place Applicant/ | Construc-
zone or drip-line of the retained trees. Said protection, through out grading and construction | Arborist tion
approved by a certified arborist, shall be demonstrated prior | phases. If damage is possible, submit

| to issuance of building permits subject to the approval of an interim report prepared by a
the RMA — Director of Planning. Ifthere is any potential | certified arborist. ;
for damage, all work must stop in the area and a report, Submit photos of the trees on the Owner/ Prior to final
with mitigation measures, §11a11 be submltted by a eertﬁ"wd property to the RMA — Planning Applicant | inspection
arbor}st. Should any a_dd1t1ona} trees not mclutzled in thts. | Department after construction to
permit be harmed, during gractmg or .construct1on activities, | 4. .1ment that tree protection has been
in such a way where removal is required, the successful or if follow-up remediation
owner/applicant shall obtain required permits. (RMA or additional permits are required.
Planning Department) : :

10. | PD014(A) — LIGHTING - EXTERIOR LIGHTING Submit three copies of the lighting Owner/ Prior to the

| PLAN plans to the RMA - Planning Applicant | issuance of
All exterior lighting shall be unobtrusive, down-lit, Department for review and approval. : building
harmonious with the local area, and constructed-or located | Approved lighting plans shall be permits.
so that only the intended area is illuminated and off-site incorporated. into final building plans. |
glare is fully conttolle.d. The applicartt shall su.brr{it 3 The lighting shall be installed and Owner/ Prior to
copies of an exterior lighting plan _Whmh shall mdleate.—the ‘maintained in accordance with the Applicant | Occupancy/
location, type, and wattage of all light fixtures and include approved plan. Ongoing

catalog sheets for each fixture. The lighting shall comply :

with the requireinents of the:California Energy Code set -
forth in California Code of Regulations, Title 24, Part 6.
The exterior lighting plan ‘shall be subject to approval by
the Director of the RMA - Planning Department, prior to
the issuance of bu11d111g permlts (RMA Planning
Department)
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PDO12(E) - LANDSCAPE PLAN AND
MAINTENANCE - MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT (OTHER
THAN SINGLE FAMILY-DWELLING) :

The site shall be landscaped. Prior to issuance of building
permits, three (3) ‘copies ‘of a landscaping plan shall be

submitted to- the Director of the RMA. - Planning.

Department. A landscape plan review fee is required for
this project. Fees shall be paid at:the time of landscape
. plan submittal. The landscaping plan shall be in sufficient
detail to ‘identify the-location, species, and size- of the
| proposed landscaping and shall include an irrigation plan.
The landscaping shall be installed and: inspected prior to
occupancy. All landscaped areas and/or fences shall be
. continuously maintained by the applicant and all plant

- material shall be continuously maintained in a litter-free,

weed-free, healthy, growing condition. (RIMA — Planning
Department) v

Owner/

Prior to

applicant; all plant material shall be.
contmuously mamtamed ina 11tter~free
weedefree_ kh‘c:althy, growmg Qondltyqn

- Applicant

Submit landscape plans and
- contractor’s estimate to the RMA - Applicant/ | issnance of

Planning Department for review and Licensed Building

approval. Landscaping plans shall Landscape | Permits

include the recommendations from the | Contractor/
- Forest Management Plan or Biological | Licensed
- Survey as applicable. Landscape
- ‘ Architect .

Submit one (1) set landscape plans of | Owner/ “Prior to
‘approved by the RMA Planning: "Applicant/ | issuance of
- Department, Maxunum Applied Water | Licensed | Building

Allowance (MAWA) calculation, and | Landscape | Permits
“a completed “Non-Residential Water Contractor/ |
: Release Form and Water Permit Licensed
- Application” to the Monterey Landscape
- Peninsula Water Management District | “Architect

for review and approval.
 Submit an approved water permit from | Owner/ Priorto
' the MPWMD to the RMA Bulldmg Applicant/ | issuance of

Permit Licensed | Building
: Landscape | Permits

Contractor
' The landscapmg shall be installed and | Owner/ Prior to
inspected. ' Applicant/ | Occupancy
» . Licensed
' Landscape |
. Contractor/
. Licensed
“Landscape
. Architect

All landscaped areas and fences shall be | Owner/ Ongoing

continuously-maintained by the
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Public Works

Prior to

Department and the Department of Public Works for
review and approval. The CMP shall include -
measures to minimize traffic impacts during each
phased portion of the project and during all

construction/grading activities. The applicant shail
| provide the following information: Duration of the

construction, hours of operation, an estimate of the
number of truck trips that will be generated, truck
routes, number of construction workers, parking
areas for both equipment and workers, and locations
of truck staging areas. The.CMP shall include the
listed requirements stated in mitigation measure.
number 1 of the-adopted environmental document.
Approved measures included in the CMP shall be
implemented by the applicant during the .
construction/grading phase of the project. (Public
Works) '

(CMP) to the RMA-Planning

| Department and the Department of

Public Works for review and
approval

12. PW0007 - PARKING STD S " Applicant’s engineer or architect shall | Owner/

The parking shall meet the standards of the Zoning | prepare a parking plan for review and | Applicant/ Building/

| Ordinance and be approved by the Director of Public - approval. Engineer | Grading

Works and the Director of Planning and Building Permits

Inspection. (Public Works) Issuance

13, PWSPOOI —NON STANDARD —- CON STRUCTION Prior to issuance of Grading Owner/ Prior to
| MANAGEMENT PLAN Permits or Building Permits, Applicant/ | ~Building/

The applicant shall submit a Construction | applicant shall submit a Engineer Grading

Management Plan (CMP) to the RMA-Planning Construction Management Plan II)ernuts
ssuance

Page 23 of 43 o




Water Resources Agency

14.

WR40 - WATER CONSERVATION MEASURES
The applicant shall comply with Ordinance No. 3932, or
as subsequently amended, of the Monterey County Water
Resources Agency pertaining to mandatory water,
conservation regulatlons ‘The regulatlons for new
construction require, but are not limited to:

a. All toilets shall be ultra-low flush toilets with a
maximum tank size or ﬂush capa01ty of 1.6 gallons, all
shower heads shall have a maximum flow capacity of 2.5
gallons per minute, and all hot water faucets that'have -
more than ten feet of pipe between the faucet and the hot
water heater serving such:faucet shall be - equlpped with a
hot water recirculating system.

b. Landscape: plans shall apply xer1scape _principles,
including such techniques and materials as native or low
water. use plants and low precipitation sprmkler heads,
bubblers, drip irrigation systems and timing devices.
W ater Resources Agency)

Compliance to be verified by building
inspector at final inspection.

Owner/
Applicant

Prior to final
building
inspect-ion/
occupancy

15.

| WR43 - WATER AVAILABILITY
' CERTIFICATION -~

The applicant shall obtain from the Monterey County
Water Resources Agency, proof of water availability on

the property, in the form of an approved Monterey
 Peninsula Water Management District Water Release
| Form. (Water Resources Agency)

Submit the:Wate‘rfRe,lease Form to the
Water Resources Agency for review
and approval.

Owner/
Applicant.

Priorto
issuance. of
any building
permits

16.

WRSP001'-NON STANDARD — DRAINAGE PLAN
The applicant shall providethe Water Resources Agency
a drainage plan prepared by a registered civil engineer or
architect addressing on-site and off-site impacts, to
include oil-grease/water separators for the paved parking
areas. Drainage improvements shall be constructed in
accordance with plans approved by the Water Resources
Agency. (Water Resources Agency)

- Submit 3 copies of the drainage plan
 to the Water Resources’ Agency for
- review: and approval

1 Owner/
: Applicant

- Priorto

issuance of

. Grading

and/or
Building

Permits
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Department of Environmental Health

17. EH38 - SEPARATE RECYCLABLES Submit a plan to the Division of Owner/ Prior to
All persons shall separate all recyclables from other SOlld Environmental Health for review and [Applicant issuance of
| waste generated at their premises and shall place such approval. building
recyclables into a different approved container to. . permits/
facilitate segregation at a solid waste facility (MCC Continuous
10. 41 020 B) (Env1ronmental Health) condition
“Parks Department
18. PKS001 - HISTORICAL ' None Owner/ Ongoing
If a project is proposed where a designated historical Applicant
resource is present, it shall be referred to the Historic
Resources Review Board (HRRB) for review and
comment. (Parks Department)
. Pebble Beach Community Service District
19. FIREOOI ROAD ACCESS | Applicant shall incorporate | Applicant - | Prior to
Access roads shall be required for every bulldlng when | specification into design and or owner issuance of
any portion of the exterior wall of the first story is | enumerate as “Fire Dept. Notes” on grading
located more than 150 feet from fire department access. plans. and/or
A11 roads shall be constructed to provide a minimum of building I
two nine-foot traffic lanes with an unobstructed vertical : : permit.
clearance of not less than 15 feet. T he roadway surface Applicant shall schedule fire dept. |Applicant Prior to final
| shall provide unobstructed access to conventional drive | clearance inspection for each phase of |or owner building
| vehicles 1nclud1ng sedans and fire apparatus and shall be development e inspection

an all-weather surface de51gned to support the imposed
load of fire apparatus (22 tons). Each road shall have an
approved name. (Pebble Beach Commumty Service
District) -
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FIRE010 -ROAD SIGNS
All newly constructed or approved roads and streets shall
 be designated by names or numbers, posted on signs
clearly visible and leg1ble from the roadway. Size of
letters, numbers and symbols for street and road srgns
and shall be a color that is. reﬂect1ve and clearly contrasts
with the background color'of the sign. All numerals shall
be Arabic. Street and road signs. shall be non- ;'
combustible and shall be visible and leglble from both
directions of vehicle travel for a dlstance of at least 100
feet. Height, v1s1b111ty legibility, and orientation of
street and road signs shall be meet the prov1s1ons of
Monterey County Ordinance No. 1241. This section
does not require any entity to rename or renumber
existing roads or streets, nor shall a roadway providing.
access only to a single commercial or industrial
occupancy require naming or numbering. Signs required
under-this section identifying intersecting roads, streets
and private lanes shall be placed at the intersection of
those roads, streets and/or private lanes. Signs' -
identifying traffic access or flow limitations (i.e., weight
or vertical clearance limitations, dead-end road, one-way
road or single lane conditions, etc.) shall be placed: (a) at
the intersection preceding the traffic access limitation; -

| and (b) not more than 100 feet before such traffic access

limitation. - Road, street: and pr1vate lane signs required
by this article shall be installed prior to:final acceptance
of road improvements: by the Reviewing Fire Authority. .
(Pebble Beach Community Service Distriet) - '

* Applicant shall incorporate Applicant | Prior to
- specification into design and - Or owner issuance of
- enumerate as “Fire Dept. Notes” on ‘ grading
' improvement plans. and/or
- building

. permit.
| Applicant shall schedule fire.dept. Applicant | Prior to final
3 clearance 1nspectlon for each phase of |or owner building

development. R | inspection
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ki

All buildings shall be issued-an address in accordanée '
with Monterey County Ordinance No. 1241. Each
occupancy, except accessory buildings,:shall have its

‘own permanently posted address. “When multiple

occupancies exist within a single building, each

individual occupancy shall be separately identified by its
| -own address. Letters, numbers and symbols for :
| -addresses shall be a. minimum of 4-inch height, 1/2-inch

stroke, contrasting with the background color of the sign,
and shall be Arabic. The sign and numbers shall be
reflective and made-of a noncombustible material.

Address signs shall be placed at each driveway entrance

and at each-driveway split. -Address signs shall be and
visible from both directions of travel along the road. In
all cases, the address shall be posted at the beginning of

construction and shall be maintained thereafter.- Address

signs along one-way roads shall be visible from both -
directions of travel.  Where multiple addrésses are -
required at a single driveway, they shall be mounted on a

" | single sign. Where a roadway provides access solely to a

single commercial occupancy, the address sign shall be
placed at the nearest road intersection providing access to
that site. Permanent address numbers shall be posted
prior to requesting final clearance. (Pebble Beach

| Community Service District)

Applicant shall incorporate

Applicant

| Prior to-

specification into.design and orowner | .issuance of
enumerate as “Fire Dept. Notes” on building-
{plans. = ’ . permit.
Applicant shall schedule fire dept. Applicant | Prior to final
clearance inspection ‘lor owner building
' - inspection
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22. FIRE015 - FIRE HYDRANTS/FIRE VALVES Applicant shall incorporate :Applicant | Prior to
A fire hydrant or fire valve is required. The hydrant or specification into design and .or owner issuance of
fire valve shall be 18 inches above grade, 8 feet from enumerate as “Fire Dept. Notes” on " grading
flammable vegetation, no closer than 4 feet nor further plans. and/or
than 12 feet from a roadway, and in a location where fire building
apparatus using it will not block the roadway. The permit.
hydrant serving any building shall be not less than 50 feet
and not more than 1000 feet by road from the building it
is to serve. Minimum hydrant standards shall include a
brass head and valve with at least one 2 1/2 inch National
Hose outlet supplied by a-minimum 4 inch main-and Applicant shall schedule fire dept. Applicant | Prior to final
riser. More restrictive hydrant requirements may-be clearance inspection or owner building
applied by the Reviewing Authority:. Each hydrant/valve inspection
shall be identified with a reflectorized blue marker, with
minimum dimensions of 3 inches, located-on the
driveway address sign, non-combustible post or fire
hydrant riser. If used, the post shall be-within 3 feet of
the hydrant/valve, with the blue marker not less.than 3
feet or greater than 5-feet above the ground, visible from
the driveway. On paved roads or driveways,
reflectorized blue markers shall be permitted to be.
installed in accordance with the State Fire Marshal's
Guidelines for Fire Hydrant Markings along:State:

Highways and Freeways, May 1988. (Pebble Beach
Community Service District) '

23, FIRE020 - DEFENSIBLE SPACE REQUIREMENTS | Applicant shall incorporate ‘| Applicant | Prior to
(HAZARDOUS CONDITIONS) specification into design and or owner issuance of
Remove combustible vegetation from within a minimum: | enumerate as “Fire Dept Notes” grading
of .~ feet of structures. Limb-trees 6 feet up from iplans o and/er
ground Remove limbs within 10 feet of chimneys. building
Additional fire protection: or firebreaks-approved by the - - permit.
Reviewing Authority may be required to provide - Applicant shall schedule fire:dept. ‘Applicant | Prier to final
reasonable fire safety. ‘Environmentally sensitive areas clearance inspection: _or owner building
may require alternative:fire protection, to. be determined Y S inspection

| by Reviewing Authority and the Director of Plannmg and
| Building Inspection. (Pebble Beach Communlty

Service: Dlstrlct)
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24, FIRE(21 - FIRE PROTECTION EQUIPMENT & | Applicant shall enumerate as “Fire | Applicant | Prior to
' SYSTEMS - FIRE. SPRINKLER SYSTEM Dept. Notes” on plans. or owner issuance of
(STANDARD) Coe building
The building(s) and attached garage(s) shall be. ﬁilly permit.
protected with automatic fire sprinkler system(s). | Applicant shall schedule fire dept. Applicant | Prior to
Installation shall be in accordance with the applicable rough sprinkler inspection orowner | framing
NFPA standard. A minimum of four (4) sets of plans for - inspection
? f‘lre sprinkler systems must be submittsd by 2 Cahforma Applicant shall schedule fire dept. Applicant | Prior to final
| licensed C-16 contractor and approved prior to final sorinkler i i buildi
| installation. This requirement is not intended to delay fnal sprinkier inspection orowner purding
issuance of a building permit. A rough sprinkler inspection
inspection must be scheduled by the installing contractor
and completed prior to requesting a framing inspection.
(Pebble Beach Community Service District)
25. FIRE023 FIRE ALARM SYSTEM - Applicant shall enumerate as “Fire Applicant | Prior to
(COMMERCIAL) Dept. Notes” on plans. or owner issuance of
The building(s) shall be fully protected with an approved | ' building
central station, proprletary station, ot remote statlon : permit.
| automatic fire alarm system as defined by NFPA Applicant shall submit fire alarm Applicant | Prior to
Standard 72. Plans and specifications for the fire alarm | plans and obtain approval. or owner rough
system shall be submitted by a California licensed C-10 sprinkler or .
| contractor and approved prior.to requesting a rough framing
sprinkler or framing inspection. (Pebble Beach inspection
Community Service District) Applicant shall schedule fire alarm | Applicant | Prior to final
o ' system acceptance test. or owner building
inspection
26. FIRE(29 - ROOF CONSTRUCTION - (CYPRESS | Applicant shall enumerate as “Fire Applicant | Prior to
FPD & PEBBLE BEACH CSD) Dept. Notes” on plans. or owner issuance of
“All new structures; and all existing structures receiving |~ building
new roofing over 25 percent or more of the existing roof °

surface within a one-year period, shall require a

‘minithum of ICBO Class A roof construction. (Pebble
- Beach Commumty Service Dlstrlct) e

permit.

Page 29 of 43




217.

FIRE(030 - OTHER NON STANDARD CONDITION

- (PEBBLE BEACH CSDY

The project shall meet the required code sectlons as
stated bellow, incorporate specification into-design, and
enumerate as “Fire Dept. Notes” on plans

"CFC Chapter 5 sections 501.1 thru 501.4, sections

503,505,506,508 and 510 were discussed with School officials.
The Fire Apparatus Access Roads and Fire Protection Water
Supply will need to be completed prior to the demolition of the
burldmgs being renovated/remodeled.

CFC Chapter 14 and a11 requirements listed there:in will be
adhered too, during the various phases of the
renovation/remodel of Stevenson School.

CFC appendrx B,C,D and M will also be required and where
provisions in the appendlces conflict with other sections of the
code appendix M will prevail unless otherwise directed by the
fire code official a531gned to th.lS Jurrsdlctron

CHBC Chapter 8-4 will be requrred as it pertarns to all phases
of the renovation/remodel of Douglass Hall.

The installation of Modular units to house staff and or
residents/students will need Fire code.official field inspection
prior to the allowance of staff and or residents/students to
occupy said Modular units. '

On page C3.01 of the Entitlement set of drawings the items

' listed below will need to be relocated to meet Fire Departments

needs.
(1)* 8 Fire Service Point-of Connectlon
(2) -8” Gate Valve .
(3) Check Valve in-Vault, Post Indicator Valve; Flre
Department Connection
(4) 6*Fire Service Point:of Connection. -

incorporate specification into design,

-and enumerate as “Fire Dept. Notes”

on plans.

‘Applicant shall comply Wl '
-Or owner

Aplicant ‘Prior to

-issuance of -

grading

-and/or

building
permit.
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Ownerf’

As stated in

The permit shall be granted for a perlod of fouryears, to Applicant | the condi-
expire on Apr11 8, 2013 (RMA Planmng Department) ' tions of"
approval
.- Mitigations
29. | MMI1 | Mitigation Measure #1: In order to minimize | Prior to issuance of Grading Owner/ Prior to
‘ short-term construction emissions, the project shall | Permits or Building Permits, Applicant/ | issuance of
implement the following MBUAPCD-recommended | applicant shall submit a Engineer grading
mitigation measures during grading and construction | Construction Management Plan and/or
activities. The applicant shall submit a construction | (CMP) to the RMA-Planning Z‘gﬁf{:ﬁg

| management plan to the county for review priot to the

construction act1v1t1es on a dally basls to ensure that

beginning of . construction. The plan shall deslgnate a
construction contractotr monitor for all gradlng and

these measutes are implemented.

e Prior to issuance of grading permits, the
applicant shall incorporate a “Fugitive Dust
Control” note on the grading plans that
includes, but is not limited to, the measures
set forth in Mitigation Measure #1. ‘During
gradlng operations, the contractor shall
obtain any required Air District permits, and
conduct  all grading and constructhn
activities as requlred by the Air District.

e Limit gradlng to 8.1 acres per day, and
grading and’ excavatlon to 2.2 acres per day;

e Water all active constructlon areas at least
twice da11y Frequency should be based on |
the type. of operatlon , 3011 and w1nd
exposure; :

e Prohibit all grading act1v1t1es durlng perlods_

of hlgh w1nd (over 15 mph)

Department and the Department of
Public Works for rev1ew and
approval
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Apply chemical soil stablhzers on inactive |
construction ‘areas (dlsturbed lands within |
construction projects that are unused for at
least four consecutive days) ‘
Apply nonstoxic binders (e g., latex acryhc
copolymer) to exposed areas after cut and fill
operations and hydroseed areas;
Cover all trucks haullng soil, ‘sand, and other
loose materials or require all trucks to
maintain at least 2 feet of freeboard; '
Enclose cover, water twice dally, or apply
non-toxic soil binders to exposed stockplles
such as dirt, sand, etc;
Cover inactive storage piles;
Sweep streets daily, with water sweepers if
visible soil materials are carried onto
adjacent pubhc streets; ,
~ Install sandbags or other erosion control
measures to. prevent s11t runoff to public
roadways; ,
Install wheel washers at the entrance to
construction sites for all exiting trucks; ,
All weather paved roads at construcuon sites;
Construction equlpment shall not be left
idling -for periods longer than 5 m1nutes
when not in use; and
Post a publicly visible sign which specifies |
the telephone number and person to contact
regarding emissions-related complalnts This |
person shall respond to complaifts ‘and take |
corrective action within 48 hours. The phone
number of the Monterey Bay Unified Air |
Pollution Control District shall be visible to-
ensure comphance - with "~ Rule 402
(Nuisance). B
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Department.

30. | MM2 | Mitigation Measure' #2: Tree Replacement The | A Forester, Arborist, or landscape Applicant | Prior to
Monterey Pines trees that would be removed as a result | contractor shall be retained to monitor | or owner/ | final
of the project shall be replaced at a minimum- 1:1 ratio. | the acquisition and installation of all Forester/ | building
| Replacement plantings shall be from locally-collected | trees to be replaced on the property in | Landscape | inspection
coast seed stock and shall be shown on landscaping | accordance with the amended FMP Contractor
plans. A Forester, Arborist, or landscape contractor shall | documentation confirming compliance
be retained to monitor the acquisition'and installation of | with the FMP shall be submitted to the
all trees to be replaced on the property in accordance | RMA — Planning Department.
with the amended FMP.
31. |MM2a | Monitoring Action #2a: Prior to occupancy | The applicant shall submit proof of | Applicant | Prior to
' clearance, the Monterey Pine trees shall be replaced replacement plantings (e.g. photos | or owner/ | occupancy
at a minimum 1:1 ratio. . : of replacement trees in place) to the | Forester/ | or final of
Monterey County RMA — Planning | Arborist | building -
permits
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32.

MM3

Mitigation Measure #3: Tree
Protection. Indirect impacts to on-site trees shall be
avoided the maximum extent feasible through
avoidance of the critical root zone. This shall be
accomplished through adherence to the measures
listed in the Forest Management Plan (FMP)
Addendum, including the following means:

a. Fenced tree protection zones

(TPZs) shall be installed and |

maintained as designated and
approved = by a  qualified
forester/arborist: and . per
specifications in the FMP
Addendum for the project to
minimize impacts to critical
rooting zones. Mulching to depth
with wood chips or similar to
prevent soil compaction of
rooting areas shall follow the
specifications in the FMP
Addendum for the project.

b. Roots at the limits of grading next |-

to TPZs shall be severed
following the specifications in the
FMP Addendum for the project
for prior watering,.clean cutting,

and maintenance watermg and,

covering.
c. Special Treatment Areas for entry
and parking areas shown on the
grading plans shall use On—Grade

methods as outlined in the FMP |
Addendum for the prOJect to .

- protect tree rootlng zones
d. Trenching . for

and Root |

underground |
services and irrigation shall av01d '

A Forester, Arborist, applicant shall
submit proof of adherence to the

‘measures listed in the Forest
‘Management Plan (FMP) (e.g.

photos of replacement trees in .
place) to the Monterey County
RMA — Planning

'plc

or ownetr/

Forester/

Arborist

Prior to

issuance of
grading or
building
permits
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critical root zones to the
maximum feasible extent or
brought to the attention of a|
qualified  forester/arborist  to |
prescribe appropriate measures
such as tunneling under, bridging
over, preconstruction root-
severing, surface  placement
covered with mulch, etc. to
minimize adverse impacts within
the zone. ,
Monitoring  inspections  shall
occur once prior to
commencement of grading and
demolition to confirm that
appropriate protections are in
place and at least twice weekly
during initial site clearing and
demolition to assess continued
compliance.

_Contractors and subcontractors
shall be supplied with the Tree:
Care during Construction list of |
protection measures in the FMP.
Addendum for the project.

. .Contractors and sub- contractors

shall be supplied with a copy of
the . = Tree Preservation |
Specifications contained in the
Tree Resource Evaluat1on before.-
entermg the constructlon s1te '
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33.

MM3a

Monitoring Action #3a: Prior to the start of

construction, a qualified Forester or Arborist shall

| be retained to identify trees which would be

potentially impacted by construction. ‘The Forester

or Arborist shall ensure that protecuve fencing is

installed, and shall monitor: construction during

earth disturbing activities within the critical root

zone of Monterey Pines and. oak tr_ees to ensure
compliance with the above listed measures. The
applicant shall submit a report to the Resource

Management Agency — Planning Department, from

a qualified Forester or Arborist, describing how the
measures were implemented and describing impacts,
if any to retained trees from construction activities.
A subsequent Coastal Development Permit may be
required if impacts resulting ‘in tree mortahty are
incurred from constructlon act1v1t1es

The Forester or Arborist shall
ensure that protective fencing is
installed, and shall monitor
construction during earth disturbing
activities within the critical root
zone of Monterey Pines and oak
trees to ensure compliance with the
above listed measures. The

applicant shall submit a report to the

Resource Management Agency —
Planning Department

Applicant
or owner/
Forester/

Arborist

Ongoing
until final of
building
permits
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34. MM4 Mltlgatlon Measure #4: Preconstruction Submit A pre-construction survey for | Owner/ - two weeks
: Survey for Nesting Birds. The following special status nesting avian species Applicant | prior to tree
mitigation is required in order minimize (and other species protected under the removal or
 potentially-adverse impacts to native resident Migratory Bird Act) shall be initiation of
_special status nesting avian species: - conducted by a qualified biologist at _construction
. A by tructi e for special least two weeks prior to tree removal activities
: t;t)lrle-eonst.rue ton survey tor S_péclil or initiation of construction activities that occur
status  nesting avian  Specles (an that occur during the nesting/breeding during the
other species protected under the [ .o . .
- L _ season of native bird species (March 1 nesting/bree
Migratory Bird ~Act)” shall = be . .
ducted by lified biologist at through August 15). to the Director of ding season
‘:°°,‘,‘_ ue e‘ Y @ qualtliod DIOIOBISt & | ppra Planning Department for of native
“least two ‘weeks prior to tree removal . . . .
N . . ... | review and approval bird species
or:initiation' of construction:activities
: (March 1
that occur - during the
through
nesting/breeding season of native A
ugust 15)
bird - species (March 1 through — - - -
A ' If a nesting bird or an active nest is Owner/ Ongoing or
ugust 15). : :
found, construction within 200 feet of | Applicant/ | until final of
e If nesting birds are not found 1o e
the nest site, a plan to create a - | building
further action would be necessary. \
construction buffer for the nésting permits
If a nesting bird or an active nest is found, construction
b1rd(s) shall be submltted to the RMA
within 200 feet of the nest site, or an appropriate K Planmn De artment
construction buffer established in consultation with the g P
California Department of Fish and Game, should be
postponed until after the bird has fledged (or the nest
appears to be inactive).

35. | MM4a | Monitoring Action #4a: At least two weeks prior to tree | At least two weeks prior to tree Owner/ | Ongoing or
removal or initiation of construction activities that occur | removal or initiation of construction Applicant/ | until final of
during the nesting/breeding season of native bird species | activities that occur during . .| building
(March 1 through August 15), a qualified biologist:shall | nesting/breeding season of native bird permits

be retained to:conduct nesting bird surveys and establish
adequate protection fencing limits if necessary. Proof and
results of the survey:shall be submitted to the Resources
Management Agency = Plannmg Department for review

| and approval

species (March 1 through August 15),
a‘qualified biologist shall conduct
nesting bird surveys. Proofand
results of the survey: shall be--.
submitted to the Resources,
Management Agency Planning

: Department for rev1ew and approval o
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36. | MM5 | Mitigation' Measure #5: Native Landscaping. A Submit landscapeplan. - Owner/ - Prior to
Landscape Plan shall be:prepared for the proposed contractor’s estimate to the. RMA -  Applicant/ | issuance of
project and:shall includeithe proposed tree replacement Planning Department for review: and Licensed | Building
planting locations and removal of the following invasive:: | approval. - S Landscape | Permits
species cutrently located within the limits of : : Contractor/
construction: Blackwood acacias (Acacia melanoxylon) Licensed
yellow wattle acacias (Acacia longifolia), ice plant . - Landscape
(Carpobrotus edulis), and klkuyu grass (Penn1seturn Architect
clandestinumy). '

37. MMS5a | Monitoring Action #5a: The site shall be: - Submit landscape plans and Owner/ Prior to
landScaped Prior to the issuance of building permits, contractor’s estimate to the RMA - Applicant/ | issuance of
three (3) copies of a landscaping pla.n shall be Planning Department for review and Licensed Building
submltted to the Director of the Resources : approval. Landscaplng plans shall Landscape | Permits
Management Agency — Planning D ep artment. Th e include the recommendatlons from the | Contractor/ |
land lan shall b uffi t detail t Forest Management Plan or»Blolog1ca1 Licensed

andscaping plan shall be in sufficient detail to Surve asa lcable S Landscape
>y as applt andscap
identify the location, species, and ‘size of the proposed 2 Archltec ¢

landscaping materials and shall include an irrigation -
plan. The plan shall be accompanied.by a nursery or..
contractor's estimate-of the cost of installation of the ..

plan. Before occupancy, eitherlandscaping shall be..

installed or a certificate of deposit or other form of

surety made payable to Monterey County forthat cost
| estimate shall be submitted to the Monterey County

Resources Management Agency — -Planning

Department. All landscaped areas and ferices shall be: )

continuously maintained by the applicant; all plant -

| material shall be continuously maintained in a litter-

free, weed-free, healthy, growing condition.” "
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38. | MM6 | Mitigation Measure #6. Prior to demolition or the | The applicant.will.submit proof, Owner/ | Priorto
remodeling of existing structures., The structure prior.to demolition, proof that the | Applicant/ | issuance of
shall be sampled as part of an asbestos survey-in- Air Pollution Control District ‘ Building
compliance with the National Emission Standards (APCD) has been notified and an - Permits
for Hazardous Air Pollutants (NESHAP). If asbestos | APCD Notification of Demolition :
is found, asbestos-related work, including and Renovation Checklist shall be
demolition, involving 100 square feet or more of submitted to both APCD and the
asbestos containing materials (ACMs) shall be RMA - Planning Department.
performed by a licensed asbestos abatement
contractor under the supervision of a certified
asbestos consultant and asbestos shall be removed
and disposed of in compliance with applicable State
laws. Regardless of whether asbestos is identified in
any building, prior to demolition the Air Pollution
Control District (APCD) shall be notified and an
APCD Notification of Demolition and Renovation
Checklist shall be submitted to both APCD and the
RMA — Planning Department

39. |MMé6a | Monitoring Action #6a: Prior to demolition, the The applicant will submit proof, Owner/ | Priorto
applicant shall retain a qualified asbestos abatement | prior to demolition, proof that a Applicant/ | issuance of

| contractor to conduct an asbestos survey and remove | qualified asbestos abatement guild'ing
| Permits

| any asbestos in comphance with apphcable state
| laws. ;. ‘ ,

| contractor to conduct an asbestos
| survey and remove any. asbestos i in
| compliance with apphcable state

laws to the RMA — Planmng
Department

j
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| i Mitigtion Measur #7. If, during demolition of

- The applicant will submit proof to

Ongoing or

' any portion of the existing structure (s) on-site, paint | the RMA — Planning Department | Applicant/ | until final of |
 is separated from the building material (e.g. that all hazardous materials found - building
chemically or physically), the paint waste shall be | prior to or durlng construction have permuits

' evaluated independently from the building material | been evaluated 1ndependently from
by a-qualified hazardous materials inspector to. ' the bu_tldmg materlal by a qualified |
' determine its proper management. All hazardous | hazardous materials inspector to i
| materials shall be handled and disposed in determine its proper management.
accordance with local, state and federal regulations. | All hazardous materials shall be
According to the Department-of Toxic Substances - handled and disposed in- :
Control (DTSC), if paint is not removed from the accordance with local, state, and
building material during demolition (and is not federal regulations.
chipping or peeling), the material can be disposed of
as construction debris (a non-hazardous waste). The
landfill operator shall be contacted prior to disposal
of building material debris to determine any specific
requirements the landfill may have regarding the
disposal of lead-based paint materials. The disposal
of demolition debris shall comply with any such
requirements. :

41. | MM7a | Monitoring Action #7a: Should paint be separated Submlt proof to the RMA - - Owner/ | Ongoing or
from building materials during demolition;the . | Planning Department that. all Applicant/ | until final of
applicant shall retain a qualified hazardous materials | hazardous materials found. prlor to building

| or during construction have been permits

inspector to determine:its proper management.. .

N federal regulat1o

handled and disposed in
accordance with local state and
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42,

MM38

Mitigation Measure #8 All construction equipment
shall use noise suppressant devices for the
muffler/exhaust mechanisms. ;

Submit to the RMA-Planning

‘Department and the Department of

Publi¢c Works for review and
approval verification that a

‘designated construction contractot

monitor for all, gtading and
construction activities on a daily

‘basis. *The monitot noise
_suppression devices requirements
‘shall be iﬁéorpotated into the
‘Construction Management Plan

(CMP) for implementation.

Owner/
Applicant/

ongoing

43,

MM9

Mitigaﬁon Measure #9 The hours of operation for

construction activities shall be between 8am and
5pm, Monday through Friday.

‘The designated; construction

contractot monitot shall monitor
compliance with restriction on houts

‘of operations for construction
‘activities. '

Owner/
Applicant/

ongoing

END OF CONDITIONS & MITIGATIONS
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EXHIBIT E

e b ey A

- * ... Action by Land Use Advisory Committee ., . .
| Project Referral Sheet

}mmerey County Flannig ng Depariment
58 W Allsg) 562 Floor
Ssfinas GAmt
{B31) F55-5(25 -

Advisory Commiitee: Del Monte Forest 7
Please submit your recommendations for this application by Thursday, Septexcber 18, 2008

Project Tithes ROBERT LOUIS STEVENSON SCHOOL

File Nuriber: PLMOEG3TS

© Yile Type: PC

Plamner: RAMON MONTANO _ 4

Location: $ISSCFOREST LAKERD PEEBLEBEACH . '

Project Description: STEVENSON SCHOOL EXPANSION &:REMQDEL PLMOBO3TS. T&iﬁ PRQPDSAL CDNSISTS OF A

GEMERAL DEVELOPMENT PLAY AND DESIGN MPRDVAL REQUEST TO ALLOW THE ADDITION OF 4; 343 SQUARE

' FEET TO THE EXIETING DOUGLASS HALL AUMINISTRATION BUILDING; ADDT.948 SQUARE EEE‘P TOTHE kN
EXISTING CASCO DORMITURY; RELOCATE THE MADN ENTEY AND PABH\IG AREAS FOR DOUGMSS HALL m:»

CASCO DORMITORY; INSTALL 4 TEMPORARY MODULAR UNITS TO BE UTILIZED AS OFPTCES FOR

ADMINISTRATION STAFF AND RESIDENTS FOR STUDENTS D‘URII’-IG CONSTRUCTION: ALLOW 'EHE}BBDPDSED ‘

ADDITIONS TO AN EXISTING HISTORIC STRUCTLIRE (DBUGLASS HALL} ACOASTAL IJBVRIﬂPMENT PERMIT 'IO

ALLOW THE REMOVAL OF 71 MONTEREY PINES RANCGING IN 5178 FROM 6 TO 24 INCHES 8 IN DIAMET

GRADDNG OF 2,200 CUBIC YARDS (1,200 CUBIC YARDS OF CUTAND 300 CUBIC YARDS OF FILLY THE PEGPERTY I8

LOCATED AT 3152 FOREST LAKE ROAD PEBBLE BEACH, (ASSESSOR'S PARCEL NUMBERS 008-022:003-000, 008.022-

020000, 008-022-023-000) CEMTRALLY LOCATED WITHIN T'HZE!’ZEBBL‘E BEACH ARES INSIDE THE DEL MONTE
FOREST LAND USE PLAN AREA, COASTAL ZONE ;

Was the Dwner/Applicant/Representative Present? Yes X . HNo

-

PUBLIC COMMENT: John Tormey, a neighbor to the project, addressed to the
architect and member of school staff several guesticns
,regardmng long range plans regarding student parking. He
was advised that the long range plan was not part of the
current projact but would he included in futare pIDJEct(E].
Mr. Tormey concludad that he was satisfied w;th the ‘ )
Cprodect. o

ABEAS OF CONCERN (p.z, traffic, neighborhood compatibility, visnal impact, etc.):
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: ADDK‘IO“ML LUAC COMMENTS:

. !IFlI\t“BSUB‘?S RURERT LOTRS S’IE’VEI’{SDN SCEOOL]

BECUWED QEAKGESJ'CDHDITIOPZS {eg reduce scale, peloante on pmperty, wiunt lxg}rtmg, etc,J.»

Wone -

Inmediately prior to the meeting, thare was a
s:!.te wigik conduute& by the architect and schcecl stafi menbers .

V REﬂQhMMﬂATION (.2 recomomend "ap;:_tiﬂﬂ;gemmmmd denial; recommend continance):

. Recommend approval

CONCUR WITH RECOMMENDATION:

AVES: Delay, Dewar, Verbanec, Lietzke, Geritren, Caneer

WOES: __ None

ADBBENT: _ Conners

ABSTATN: _None

) AT: See following pages PREPARED BY:
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County of Monterey, State of California Exhibit E - '
MITIGATED NEGATIVE R F| LE '
DECLARATION - : e S
' ' - _ MAR 07,2003
Project Title: ROBERT LOUIS STEVENSON SCHOOL - STEPHEN L VAGNINI
FllejNumben PLN080375 |  MONTEREY cobm DCEHE5UBTY
Owner: ROBERT LOUIS STEVENSON SCHOOL = : ‘
‘ 3152 FOREST LAKE RD
PEBBLE BEACH CA 93953

. Project Locatiori: 3152 FOREST LAKE RD PEBBLE BEACH
‘Primary APN: 008-022-020-000-M |

' Project Planner: RAMON.MONTANO
I,’er-mit Type: Misc

Project Description:  COMBINED DEVELOPMENT PERMIT CONSISTS OF: 1) A COASTAL DEVBLOPMENT PERMIT,
-7 .7 GENERAL DEVELOPMENT PLAN, AND DESIGN APPROVAL TO ALLOW THE ADDITION OF
4,343 SQUARE FEET TO THE EXISTING DOUGLAS HALL ADMINISTRATION BUILDING WITH

DETACHED GARAGE; ADD 7,948 SQUARE FEET TO THE EXISTING CASCO DORMITORY;

RELOCATE THE SCHOOLS MAIN ENTRY-OFF OF-FOREST LAKE ROAD AND RELOCATING

PARKING AREAS FOR DOUGLAS HALL AND-CASCO DORMITORY; INSTALL UP TO 4

TEMPORARY MODULAR UNITS TO BE UTILIZED AS OFFICES AND DORMITORY ROOMS
INCLUDING 42 TEMPORARY PARKING SPACES FOR ADM[NISTRA’IION STAFF, RESIDENTS

AND STUDENTS DURING CONSTRUCTION; ALLOW THE PROPOSED ADDITIONS TO AN

EXISTING HISTORIC STRUCTURE (DOUGLAS HALL); 2) A COASTAL DEVELOPMENT PERMI'I‘

TO ALLOW THE REMOVAL OF 23 MONTEREY PINES RANGING IN SIZE FROM 6 TO 29 INCHES -
IN DIAMETER; GRADING OF 2,200 CUBIC YARDS (1,900 CUBIC YARDS OF CUT AND 300 CUBIC
YARDS OF FILL); 3) A COASTAL DEVELOPMENT PERMIT FOR DEMOLITION OF AN EXISTING
DILAPIDATED STRUCTURE ON THE OPPOSITE SIDE OF FOREST LAKE ROAD FROM THE MAIN

CAMPUS. THE-STEVENSON SCHOOL IS LOCATED AT 3152 FOREST LAKE ROAD PEBBLE
BEACH, (ASSESSOR'S PARCEL NUMBERS 008-022-003-000, 008-022-020-000, 008-022-023-000,
AND 008-031-002 CENTRALLY LOCATED WITHIN THE PEBBLE BEACH AREA WITHIN THE DEL

MONTE FOREST LAND USE PLAN AREA, COASTAL ZONE

THIS PROPOSED PROJECT WILL NOT HAVE A SIGNIFICANT EFFECT ON TI-IE ENVIRONMZENT ASIT HAS-BEEN
FOUND:

-a) That said proj ect W111 not have the potential to significantly degrade the quality of the envn'omnent

b) That said proj ject will have no significant impact on long-term environthental goals.

¢)That said project will have no significant cumulative effect upon the environment.

d) That said project will not cause substantial adverse effects on human beings, either directly or mdu'ectly

Decision Makmg Body (check one)

- Planning Commission ; D Subdivision Committee Responsible Agency: County of Monterey
- [] Zoning Administrator (] Chiefof Planning Services Review Period Begins:  (3/01/2009
’ | Board of Supervxsors D Other: __ , Review Period Ends:  (03/3 0/2009

Further. mformatxon, including a copy of the apphcatlon and Initial Study are. available at the Monterey County
Planning & Building Inspection Department, 168 West Alisal St, 2nd Floor, Salinas, CA (831) 755-5025

DatePrmted:  02/27/200 .. ...



MONTEREY COUNTY -
RESOURCE MANAGEMENT AGENCY — PLANNIN G DEPARTI\[[ENT

168 WEST ALISAL, 2"P FLOOR, SAL]NAS CA 93901
(831) 755 5025 FAX: (831) 757- 9516 : -

NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARA'IION .
. 'MONTEREY COUNTY PLANNING COMMISSION -

- NOTICE IS I—IEREBY GIVEN that the Monterey County Resource Management Agency - Planmng.

Départment has prepared a draft Mitigated Negative Declaration, pursuant to the requirements of CEQA, for a

. Use Permit (PLN080375). The property is located at 3152 Forest Lake Road Pebble Beach, (Assessor s Parcel

Numbers 008-022-003-000, 008-022-020- 000, 008-022-023-000 and 008-031-002) the project is centrally
located within the Pebble Beach area within the Del Monte Forest Land Use Plan area, Coastal Zone (see

" description below). The project involves a Combined Development Permit consists of a Coastal Development-
Permit, General Development Plan, and Design Approval to allow the addition of 4,343 square feet to the’ ‘
existing Douglas Hall Administration Building with detached garage; add 7,948 square feet to the existing -

Casco Dormitory;. relocate the Schools main entry off of Forest Lake Road and relocating parking aréas for
Douglas Hall and Casco Dormitory; install up to 4 temporary modular units to be ut1.l1zed as ‘offices'and -
dormitory rooms including 42 temporary parlgng spaces for admms&a‘uon staff, res1dents and students dunng '

" construction; allow the proposed additions to an existing historic ~structure (Douglas Hall), a Coastal»

Development Permit to allow the removal of 23 Monterey pines ranging in size from 6 to 29 inches in diameter;

grading of 2,200 cubic yards (1,900 cubic yards of cut and 300 cubic yards of fill); and a Coastal Development )
Permit for demolition of an existing d11ap1dated structure on the opposite side of Forest Lake Road from the
main campus. The property is located at 3152 Forest Lake Road Pebble Beach, (Assessor s Parcel Numbers
008-022-003-000, 008-022-020-000, 008- 022-023 000, and 008-031-002 centrally located vmhm the Pebble

~ Beach area within the Del Monte Forest Land Use Plan area, Coastal Zone The Mltlgated Negatrve

Declaratmn and Initial Study, as well as referenced documents, are available for review at the Monterey County :

Resource. Management Agency — Planning Department, 168 West Alisal, 2* Floor, Salinas, California: The o

Planning Commission will consider this proposal at a meeting on April 8, 2009 at 9:00 a.m. in the Monterey

' County Board of Supervisors Chambers, 168 West Alisal, 2nd Floor, Salinas, California. Written comments on _': '

this Negatrve Declaration will be accepted fl'OIIl March 1, 2009 to March 30, 2009 Comments can also be

" made dunng the pubhc heanng

Project. Descnptlon COMB]NED DEVELOPMENT PERMIT CONSISTS OF: 1) A COASTAL
DEVELOPMENT PERMIT, GENERAL DEVELOPMENT PLAN, AND DESIGN. APPROVAL TO ALLOW
THE ADDITION OF 4, 343 SQUARE FEET TO THE EXISTING DOUGLAS HALL ADMINISTRATION

- BUILDING WITH DETACHED GARAGE; ADD 7,948 SQUARE FEET TO TH.E EXISTING CASCO’
- DORMITORY; RELOCATE THE S_CHOOLS MAIN ENTRY OFF OF FOREST LAKE ROAD AND

RELOCATING PARKING AREAS FOR DOUGLAS HALL AND CASCO DORMITORY; INSTALL UP TO

4 TEMPORARY MODULAR UNITS TO BE UTILIZED AS OFFICES AND DORMITORY ROOMS . -

INCLUDING 42 TEMPORARY PARKING SPACES FOR ADMINISTRATION STAFF, RESIDENTS AND
STUDENTS DURING CONSTRUCTION; ALLOW THE PROPOSED ADDITIONS TO AN EXISTING
HISTORIC STRUCTURE (DOUGLAS HALL); 2) A COASTAL DEVELOPMENT PERMIT TO ALLOW
THE REMOVAL OF 23 MONTEREY PINES RANGING IN SIZE FROM 6 TO 29 INCHES IN DIAMETER;
GRADING OF 2,200 CUBIC YARDS (1 900 CUBIC YARDS OF CUT AND 300 CUBIC YARDS OF FILL);



Page2

3) A COASTAL DEVELOPMENT PERMIT F OR DEMOLITION OF AN EX[STIN G DEAP]IDATED,
STRUCTURE ON THE OPPOSITE SIDE OF FOREST LAKE ROAD FROM THE MAIN CAMPUS. THE
STEVENSON SCHOOL IS LOCATED AT 3152 FOREST LAKE ROAD PEBBLE BEACH, (ASSESSOR’S ’
PARCEL" NUMBERS 008-022-003-000,  008-022-020-000, 008-022-023-000, - "AND’  008-031-002:
CENTRALLY:LOCATED WITHIN THE PEBBLE BEACH AREA WITHIN THE DEL MONTE FOREST
LAND USE PLAN AREA COASTAL ZONE
We welcome your comments durmg the 30-day public review period. You may submit your comments in hard
copy to the name and address above. The Department also accepts comments via e-mail or facsimile but
requests that you follow these instructions to ensure that the Depaitment ] has received your comments, To
subnnt your comments by e-mail, please send a complete document mcludmg all attachments to. '

: CEOAcomments@co monterey caus . . :

An e—malled document should contam the name of the person or ent1ty subm1ttmg the comments and contact
information such as phone number, marlmg address and/or e-mail address and inelude any and all attachments
referenced in the e—ma.tl ~To ensure 2 complete and accurate record we request 1 that you also provide a follow- '
up hard copy to the name and address listed ‘above. ]'_fyou do not. w15h to send a follow—_, p hard copy, then
please send a second e-maﬂfrequestmg conﬁrmatron of rece1pt ‘of comments W1th enougli 'mformatron to confirm
that the entire document 'was received. If you. ¢ - do not Teceive e-mail conﬁrmatlon of receipt of comments, then
please submit a hard copy of: your comments to ensure mclus1on in the envnonmental record or contact the o

. Department to ensure the Depariment has recelved your comments

Facsrmﬂe (fax) cop1es W1ll be accepted W1th a cover page descnbmg the extent (e.g. nuimber of pages) bemg .
transmltted A faxed, document must contain a s1gnature and all attachments referenced therem Faxed o
document should be sent to the contact noted above at (831) 7 57-9516 To enstire 2 complete and accurate
record, we request that you also prov1de a follow-up hard copy, to the riame anid address listed above. I you do.
not wish to send a follow—up hard copy, then please contact the. Department to conﬁrm that the entlre document
was recelved

For rev1ew1ng agencies: The Resoutce Management Agency Planmng Departmerit requests that you review
the enclosed matenals and provide any appropnate comments related to your agency's area of responsibility. The'
space below may be used to indicate that your agency has no coraments or to state brief comments. In -

" compliance with Section 15097 of the CEQA Guidelines, please provide a draft mitigation monitoring-or
reporting program for m1t1gat10n medsures proposed by your agency. This program should include spemﬁc
performance ObJ ectives for mitigation measures identified (CEQA Section 21081.6(c)). Also-inform this
Department if a fee needs to be collected in orderto fund the mitigation momtonng or reportmg hy your agency
and how that language should be incorporated into the mitigation measure.

All 'written.comments on the In‘1t1al Study should be addressed to:

County of Monterey

Resource Management Agency — Planning Department
Attn: Mike Novo, Intenm Dnector of Planning

168 West Alisal, 2 Floor



Salinas, CA 93901

Re:; :Robe'ft Louis Stevenson School File Number BLN080375 :

From: . Agency Name: _Monterey County.
- Contact Person: _Ramon A. Montano
Phone Number: (831) 755-5 169 _

. No Comments provided
Comments noted below
" Comments provided in separate letter:

" COMMENTS:

: DISTRIBUTION

A State Clearinghouse (15 cop1es)—mc1udc Notice of Comple’uon A o -
A California Coastal Commission AR ' :
3. County Clerk’s Office ‘ e

Y 3 "Monterey Bay Unified Air Pollution Control D1str1ct L

. & Monterey County Water Resources Agency e 4 . L

6. Monterey County Public Works Department o 4 o o
. Monterey County Division of Environmental Health ‘ ' ' ' '
- A Monterey County Sheriff’s Office
9. DiYanni agent for the Stevenson School Del Monte Forest
10.  Property Owners within 300 feet (Notice of Intent only)

PLN080375 Robert Louis Stevenson School



MONTEREY COUNTY

RESOURCE MANAGEMENT AGENCY
PLANNING DEPARTMENT

168 WEST ALISAL ST., 2* FLOOR, SALINAS; CA 93901
PHONE: (831)755-5025  FAX: (831) 757-9516

 INITIAL STUDY |
MITIGATED NEGATIVE DECLARATION

I BACKGROUND INFORMATION .

‘ Project Title: - Stevenson School ™

' Fil'é No.: PLN080375 -

PrOJect Location 3152 Forest Lake Road Pebble Beach

Name of Property Owner. Ro'bért Louis Steveﬁ,éon Séhqoilf

Name of Apphcant Edward D1Yanm dhief Financial Officer

Assessor’s Parcel Nl_lmber(s): 008-022-003-000 / 008 022—020 000 /- 008- 022—023-000 /008-. .
" ' 031-002 :

Acreage of Property: Project site 3.3 acres’

GéneraliPlan Designation: Instltutlonal Commercial

Zoning.District: IC-D (CZ) (Ins‘utuhonal Commerc1al De51g11 Control D1slnct
Coastal Zone) .

Lead Agency: Monterey County Resource. Management Agency Planning
' Department ,

Prepared By: Ramon A. Montano

Date Prepared: Prepared February 27,2009 for Recnculaﬂon .

Contact Person: Ramon A. Montano, Assistant Planner

Phone Number/Email: (831) 755-5169; montanor(@co.monterey.ca.us

Robert Louis Stevenson School Initial Study PLN0O80375 _ o Page 1 of 35



1. DESCRIPTION OF PROJECT AND ENWR OMMENTA-_L SEITEVG |

A .Forward g : ' P N o ' '

ThlS is the second c1rcula110n of the Stevenson School nitial Study and proposed Mrttgated
Negatwe Declaratlon for the:School’s Expansmn and Remodel Project. It became apparent upon
ﬁthher review by County Staff and comments made by the applicant that clarification to the Project
Description is required. ‘This document reflects those changes in the Project Descnptlon, namely
identifying a Coastal Development Permit as the principal entitlement requested, in conjunction
with'a General Development Plan and a Design Approval ReV1s1on to mitigation measures agreed ﬁ
to by the applicant have also been mcorporated

B."  Project Background . - ’ ‘
The Douglas School was created in 1928 asa glrl’s boardmg School and later - purchased from the

Ricktefs to found the Robert Louis Stevenson School in 1952. Located on the former campus of the
Douglas School in Pebble Beach, the School currently utilizes Douglas Hall as its administration
building. The structure has the potential quallﬁcatlon to be listed on the Cahforma Register of -
Histotic Resources under cr1ter1a number 3. , f

The pro_]ect site is located at the mtersectron of Forest Lake Road and Lisbon Lane in the Del Monte
Forest area of Monterey County. The prOJect site is ‘one of several cluster parcels zoned for -
Inshtuhonal ‘Commercial tise owned by the Robert Louis Stevenson School (RLS). The project area
is-surrounded by residentially zoned areas to ‘the east.and the west and Commercial Instltutlonal to .
the north and south. The Monterey County Planning Commission (PC) granted a Use: Permlt in.
conjunction with the Stevenson.School’s Master Build Out Plan in 1981 and 1982. The approved :
RLS Master Plan is acknowledged in the Del Monte Forest Land Use Plan (“DMF LUP”) The:
DMF plan assumed: that the development of the School would proceed essentially-as outlined in the:
RLS Master Plan, The School currenily needs to upgrade dormitory facilities ‘and’ to prov1de :
additional space to adequately house the adrmmstra’uve functions of the School. For that reason the
plans ‘and ‘the General Development Plan depict: the proposed expansmns to Casco Ha]l and
add1t10ns to the Douglas Admmtstratlon building - : k :

The School currently operates on an e}ﬂstmg Use Permlt as stated above The School has proposed
Jmprovements 10 two of the existing facﬂ.ttles 1) Douglas Hall, and 2) existing Casco Residence
Hall. The intent of the proposed expansions is to upgrade dormitory- facilities, centralize
" .administrative fonctions on campus, improve current spatial deficiencies, and seismically upgrade
the exisfing archaic structures. Additions to Cdsco Residence will eventually allow the remodel and -
reuse of Douglas Hall which presently houses a boy’s dormitory and resident faculty housing. Casco
with the new wing will add a boy’s wing to the dormitory as well as accommodate the displaced
resident Faculty Housmg The proposed project will include the demolition of a 2, 973 square foot -
,detached accessory “Structure. The Coastal Implementation Plan Title 20 requires a General -
Development Plan for the proposed project to outline the physical expansion of the existing
facilities as well as consider circulation and fransportation nnprovements Although the School has
‘a Use Permit from the Planning Commission for the future expansion of the School, asindicated in -
the approved Master Plan. No General Development Plan was created for the RLS Master Plan
therefore this document and fhe. plan designs will discuss and delineate the particulars of the
proposed improvements as well as quantify the potential for environmental impacts. :

This document will consider the project, discuss its impact to the historic nature of Douglas Hall,
circulafion, transportation improvements (témporary and permanent), and quantify the parameters of
the stated use and effects of the proposed improvements

Robert Louis Stevenson School Initial Study PLN0O80375 _ Page 2 of 35
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C. Projeet'Description:

The Stevenson School expansmn and remodel PIN080375 consists of a Coastal Development -
Perniit, General Development Plan, ‘and Design Approval to allow the addition of 4,343 square feet
to the existing Douglas Hall Admlmstrauon Building with detached garage; add 7,948 square feet to
the existing Casco Dormitory; ‘relocate the Schools main entry off of Forest Lake Road and
relocating parking areas for Douglas Hall and Casco Dormitory; install up to 4 temporary modular
units to be utilized as offices and dormitory rooms including 42 temporary parking spaces for
administration staff, residents and students during construction; allow the proposed additions to an
existing historic structure (Douglas Hall); a Coastal Development Permit to allow the removal of 23
Monterey pines ranging in size from 6 to 29 inches in diameter; grading of 2,200 éubic yards (1,900
cubic yards of cut and 300 cubic yards of fill); and a Coastal Development Permit for demolition of
an existing: d.11ap1dated structure on the opposite side of Forest Lake Road from the main campus.
The property. is located at 3152 Forest Lake Road Pebble Beach, (Assessor’s Parcel Numbers 008-
022-003-000, 008-022-020-000, 008-022-023- 000, and 008-031-002: centrally located within the
Pebble Beach area w1thm the Del Monte Forest Land Use Plan area; Coastal Zone :

D. v Expanded Pl'()] ect Descnptlon / General Development PIan/Phasmg
A general development plan o allow the’ addmon of 4,343 square feet 10 the existing. Douglas ‘Hall

Administration Building; add 7,948 square feet to the existing Casco Dormitory; relocate the main
entry, and parkmg a.reas for Douglas Hall and Casco Dorm1tory, (SeeFigure 1) =~

Robert Louis Stevenson School Initial Study PLN080375 o ‘ ' Page4 ‘0f35
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Up to. four temporary modular units will be utilized as temporary offices for admmlstrauon staff and
housing. for re51dems and students durmg construcuon mcludmg the utﬂrzatloq of undeveloped
areas within the School grounds to facilitate the temporary impacts of the proposed development to
parkmg (See F1gure 2 orpg Ca.mpus Site Plan Al 01) \

The proposed addluons to an exrstmg historic structirre (Doug]as Hall) are de31gned to be conducted
under the guidelines of the Secretary of Interior’s -Guidelines for the Rehab1htatlon of Historic
Buildings. (See Figure 4 and refer ‘to referenced Historical’ Report ; and as identified on plans as
Historical Measures to preserve the mtegrlty of the ongmal structure) The Monterey County
Historic Resources Review Board (HRRB) has reviewed the proposed additions and determined that
_the Jproject. as designed will not cause a substan’ual adverse change of a l:ustonoal resource. (See
Flgure 3orpg Douglas Hall Elevation A3 02) L e

M

 Robert Louis Stevenson School Initial Study PLN0S0375 " Pagesofss



Fig3 '

The project shall include the complete demolition-of an existitig 2,973 square foot structure referred
" to.as Building 19. Building 19 is located across Forest Lake Road from the main campus. The
proposed demolition did not require.review by the Monterey County Historic Resources Review
Board: A report by CIRCA: Historic Property Development determined that due to the condition of
the structure and because the structure has undergone several significant changes and alterations
resulting in the significant loss of important character defining features, Building 19 retains a very
low level of integrity and does not meet the Monterey County criteria for hlStOI‘lC resources (See

Figure 4 below)

ﬁ,} SRy
FUREDS | LARE

»
.

Robert Louis Stevenson School Initial Study PLN080375 . L , ’ N pagé 60f35



Fig4 '

The project will require the reﬂoval of 23 Monterey pines ranging in size from 6 t0 29 mches in

dlameter The 1mpact assoclated with removing the Monterey” Pities is addressed iti 'the Forest "
Management Pla.n and B1olog10a1 Report prepared for the Stevenson School. The project does not -
. propose the femoval of any rion ‘natives trees however, in the ‘event removal is necessaty the non’
niative frees 1dent1ﬁed in the FMP would be allowed. The Del Monte Forest Land Use Plan. (DMF- -
_LU?) allows under policy number 32 that “Non’ native trees: removal at owners disctetion”. The

FMP has determined that the trees (Redwoods and Cypress) are not native, espec1a11y in the case of
the planted Monterey Cypress, which is not indigenous to the area where the School is located. The
DMF-LUP clearly maps the indigenous ranges of the Cypress resources which the forester

confirmed a§ well as determmed that the subJ ect 1Iee 1s in fact planted (See figure 5’ or, pg S1te Plan '

AL 01) and (Al 02).

‘The site plan above indicates the trees to be removed for development and the trees: 16 be removed -
for the protection of the health of the forest. The landscape plan included in this analysis as

mitigation will be requ:red to site the replacement trees in a mannet most suited for the connecuv1ty
of the existihg forest resources as well as the integrity of the sunoundmg forest. Add1t10nally the
project is located within an area of the forest where the Monterey Pine is considered the MaJ or Plant
community.. Therefore the forester and the biologist will be required to determine prior to the
completion of the landscape plan the replacement of any non native trees Wl’ch Monterey Pites to
_msure the integrity with the sunoundmg Forest resources.

Phasmg . :

With regard to project construction phasing, the project application initially proposed construc’uon
‘of all ‘project elements contemporaneously. However, based On ¢lifrent econoniic conditions which:
Robert Louis Stevenson School Initial Study PLN0803 75 ’ : o Page 7 af 35
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“have. affected the level of .charitable. donatlons and commitments to. virtually all non-profit
orgamzatrons it appears that Stevenson will be required to complete the project in two phases -
e purposes of this docum and the proposed entitlements the project remains as one
'ect ".Elus phasmg w:ll result 1n several mmor modJﬁcatlons tofthe mform uon{

presently ex1st1ng in Douglas Hall unul construcuon on Douglas Ha]l commences as the deferred.
Phase2 S : G R M ; .

chsplaced remdent boys from Douglas Hall)

Thé analyms in th1s document and the mlugatlon measures requu:ed herem apply both to the prOJect |
inits ent1rety, and to each phase as apphcable . S .

E k Envmonmental Settmg and Surroundmg Land Uses

The Stevenson School is located in the Seal Rock Watershed within Del Monte F orest The School :
. campus:covers approximately 50 acres along Forest Lake Road and Viscaino Road. The Del Monte
Forestand Use Plan is Monterey County’s Local Coastal program for this area. The subject parcels
fronit onto Forest Lake Road. The area of the proposed development is relatlvely flat- ground and is
almost entrrely developed with bulldmgs parking lots, dnveways paved pathways lawns, and
landscapmg including the-area surrounding the existing Douglas and Casco Halls The property is
set in an area with golf courses, and remdenual areas amidst the native Monterey Pine forest habltat>
which has become fragmented by the development over ume as mdlcated in the photo _ ’

The Local Coastal Plan mdrcates that the School is mapped in-an area Wlth two ma]or plant
cornmumues, Monterey Pines ‘and-Coast Live Oak. The county’s GIS indicated that there were no
critical- vegetation located in the pro;ect area which the biological report confirms. -Staff’s site
inspection .and the aerial photograph below confirm that the area surrounding the School is more

- densely: populated with Monterey Pines than within the areas proposed for development. The Coast
Live Ozks are a constituent element in this area of the forest as mapped in the Del Monte Forest
Land Use Plan. The area of development has a significantly lower density of vegetation: - A Forest
Management Plan for the School was. originally approved by the Planning ‘Commission in 1992 for
other. unprovements ‘made on the parcels listed in the project description. - Therefore, this FMP isan
amendment to the original report to continue the Schools long term preservation of the forest
resources as required under the DMF-LUP. The Forester also commented on some planted trees
which were determined to not be indigenouis to this specific area of the Del Monte Forest.

Robert Louis Stevenson.School Initial Study PLN0G80375 ‘ » : Page 8 gf 35
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Surrounding Land Uses

The proj ect area consist of three parcels contained within the Stevenson School campus. The campus

is dominated by surrounding residential uses. The School is zoned IC (institutional commercial) and”

doésmot affect the adjacent open space recreation zoned areas. The School has operated in this area

of the DMF since 1952 and was zoned for institutional commercial uses with the inception .of the

DMF-LUP in 1984. The county finds the proposed improvements to be consistent with the previously

approved Master Plan as well as the current use as a commercial mstttutmon consistent with its General
Plan deSIg,nauon -

. PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL AND STATE
PLANS AND MANDATED LAWS

Use the list below to mdlcate plans applicable to the pr03ect and venfy thelr consistency or non-
consistericy with project implementation.

General Plan/Area Plan I Air Quality Mgmt. Plan - |
Specific Plan 0 Airport Land Use Plans O
Water Quality Control Plan | Local Coastal Program—LUP ‘ L

Monterey County General Plan/Del Monte Forest Land Use Plan

The project was reviewed for consistency with the Monterey County General Plan and Del Monte
Forest Land Use Plan (DMF LUP). Section V1.9 (Land Use and Planning) discusses whether the
project physically divides an established commumity, conflicts with any applicable land use plam,

,Robez;t Louis Stevenson School Initial Study PLN080375 . Page 10 of 35



policy, or regulation of an agency with.jurisdiction over the project or conﬂiots with any applicablé :

habitat conservation plan or natural community conservation plan. The project is consistent with
the General Plan and Tand Use Plan policies, as explamed below in section IV.A. The Del Monte

Forest Land Use Plan designates the site with a “Institutional Commercial” (IC) land use
designation. . The IC designation specifically establishes an area for the maintenance. and{
estabhshment of public and private type uses. Therefore proposed prOJect is consistent w1thv

allowable uses under thls zomng designation. CONSISTENT
Water Quahg Cotitrol Plan

The Regional Water Quality Corifrol Board mcorporates the . County s General Plan in its

_ preparauon of reglonal water qua11ty plans The proj ect as condmoned is cons1stent W1th the General

'”trol Plan Sectlon VL8 (Hydrology and Water Qua.hty)

) ater supphes or interferes - ‘substanitially with
groundwater recharge, su
or contributes runoff wat
drainage. Several cond;tmns of approval are mcorporated into the project to ensure the water’
quality on the s1te 1s broiight mto comphance w1th apphcable health and safety regulahons
CONSISTENT RS _ o ,

Air. uah” , Mana yement Plan A‘ MP ‘

Cons1stency ‘with the AQMP is an mdrca’uon of a pI'O_] ect’s oumula’uve adverse impact on regional
air quahty (ozone 1evels) It is not an indication of prOJect—specrﬁo impacts, which are evaluated.
.according to the Air District’s adopted thresholds of significance. Inconsmtency with the AQMP is
considered a significant cumulative air quallty impact.

'Consrstency of itiditect emissions dssociated with .comimercial - prQ] jects, which are mtended to meet:
. the needs of the population forecasted in the AQMP, is.determined by comparing the projects
population at the year of project completion with the population forecast for the appropriate five-
yéar increment that is listed in ‘the AQMP. If the population increase resulting from the project

would not cause the-estimated cumulative population to exceed the rélevant forecast, the project -

would be consistent with the AQMP. Consistency of direct emissions would be based on elements

of the project: stationary sources subject to Air District permit authority would be evaluated to

determine compliance with Air District rules and regulations; sources not subject to permit authority

would be evaluated to determine. if the emissions are forecast in the AQMP emission inventory. :

The project consists of additions to an existing School facility. The project would not significantly
increase the population to a point that would éxceed the relevant forecast and would not exceed

emissions that are forecast in the AQMP emission inventory. ‘Therefore, the project would be .

consistent with the population and emissions forecasts in the AQMP. CONSISTENT
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IV. ENVIRONMENTAL FACTORS POTEN TIALLY AFFECTED AND
DETERMINATION

A.: FACTORS

The environmental factors checked below would be potent1a11y affected by thls pro; ject, as d1scussed
within the checkhst on the followmg pages. ‘

: Agnculture Resources .~ M AlrQuahtY

.-Aesthetics . O

l--'AB-iol‘ogica.l Resources ' Cultural Resources n Geology/Sorls

| Hazards/Hazardous Matenals 0O Hydrology/Water Quality O Land Use/Planm'ng

. El Mmeral Resources l"'Noise e | o ‘Pop_ulaﬁon/Housing.
D Public S.emces L o fRecrcaﬁon» . ) | Transportatron/Tra.fﬁc

-

n Uﬁjities/ Serﬁce Systenns

Some proposed applications that are not .exempt from CEQA review may have little or no potential
for adverse environmental impact related to most of the topics in the Environmental Checklist;

and/or potentlal 1mpacts may involve only a few limited subject areas. These types of pr01ects arer
generally minor in scope, located in.a non-sensitive. envitonment, -and are- easﬂy identifiable and
without public controversy. For the environmental issue areds where there is no potential for
significant environmental impact (and not checked above), the following findings can be made-
using the project description, environmental setting, ot other information as supporting evidence. ¢

| EI Check Here if this finding is nofapplicabl'e

FINDING: For the above referenced topics that are not checked off, there is no poterntial for

A significant  environmental impact.to occur from either comstruction, operation or *
maintenarice of the proposed project and no further discussion in the Envrronmental
Checkllst is necessary L :

EV]DENCE Based tpon the planner s pro_]ect analysrs many of the above toplcs on the checklist
do not apply. Less than significant impacts or potentially significant impacts are -
identified for Aesthetics, Air Quality, Tramnsportation/Traffic, Biological -
- Resources, - Hazards/Hazardous Materlals, Cultural Resources, Noise, and
Geology/Soils.

The project will have no quantifiable adverse envrronmental effect on the categones not checked

- above;as follows :

- Agricultural Resources The subJect properues are currently designated under the
land use plan- for Institutional Commercial uses... There are no agricultural uses on the

" property nor is there any evidence of historical agricultural uses. Therefore the project
as proposed will not impact or convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance-or affect any lands currenﬂy under agricultural
conservauon agreements Iesources (Source 1,2;3,6). T
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Hydrology and Water Quality: Section (20 147.030.A. 2. & 3)) of the Monterey
County Coastal Implementation Plan, Part 5 establishes development standards within
the watershed in order to limit the amount of stormwater runoff into Carmel Bay,
thereby protecting an area of biological significance. This project is located near the
southerr boundary of the Seal Rock watershed. -The project is tiot restricted by site
coverage or impervious surface coverage for this area. The site development standards
requires onsite retention/percolation facilities for Stormwater runoff that balances on- -
site groundwater recharge to deal with point and non point source of pollut10n and to
insure adequate erosion and runoff control systems Therefore, with this design and’
condition, there is no potential hydrologlcal nnpact from this project (Source 1, 2 3,
6, and 7.

Land Use/Plannmg Thls pro;ect is 1ocated ona legal lot of record that is des1gnated |
- for development of Institutional Commercial uses.. The project has:been designed in

accordance with all applicable development standards for this area and the Master . -

'Developient Plan previously approved by the County of Monterey. . The proposed -
© project is consistent with policies of the Del Monte Forest Land Use Plan (Source 1
2, 3, and 6). . .

S lVImeral Resotirces: Accordmg to- the Monterey County Geographlc Information
* System (soils maps), 1o ‘mineral resources have been.identified at or near the. project.
site. A Geotechnical Investlgatlon submitted for the proposed project did not identify

' any rmineral tesources: during its investigation. Thetefore, the project would not result- - A

in the loss of’ availability-of a known. mmeral resolrce or & Iocally impottant mmeral- :
- resource recovery s1te (Source 1 2 3 and 6) e R

PopulatlonIHousmg 'Iihe pro;ect does not affect populatron or housrng It doeSc not ‘
destroy any housing -or affect the populatron antrclpated in the approved County
General Plan.. .

Public Services : The C0un‘ty of Monterey and the Pebble Beach Community S.ervic’,e

. District reviewed this ‘project. . The County has provided comments that are
" incorporated as: ‘conditions of approval.- The County finds that the project would not
cause any new impacts. Nor does the project change emergency access routes.
Therefore, the proposed project would result in less than significant impacts related to
: popula’uon growth, “and housing and i$ not expected to s1gmﬁcant1y increase the

demand on pubhc sérvices (Source 1,2,3; and 6): '

Recreation: The project does not create any addrtronal need for recréation facilities
nor does it disturb any existing facﬂrtres (Source: 1, 2, 3, and 6).

Utﬂltles/Semce Systems The prOJect site is located Wlth:ln the Robert Louis
Stevenson campus and would use the existing campus infrastructure. The project
would connect to existing infrastructure and not extend beyond what’s necessary to
serve the project. The California American Water Company (CAWC) is the only
public water service in the project area. Sanitary waste disposal for the project site
would be accommodated by connections to public sewer lines of the Pebble Beach
Community. Service District. Adequate utilities exist to service the: project. The

project does not increase the demand on existing utility and service systems and does

not result in the need for additional capacity (Source 1 2,3,6,and 7).
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B.

X DETERMINATION N

Onthe basrs of this initial evaluation:

I ﬁnd that the proposed project COULD NOT have a. s1gn1ﬁcant effect on the environment,

h and a NEGATIVE DECLARATION Wﬂl be prepared. .

I ﬁnd that although the proposed pr03ect couId have a s1gm:ﬁcant effect on the env:ronment
there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent A MITIGATED NEGATIVE
DECLARATION will be prepared . i o

I ﬁnd that the proposed pIO_] ect MAY have a 51gmﬁcant effect on the envuonment and an
ENVIRONMENTAL IMPACT REPORT is reqmred ,

1 fmd that the proposed prOJect MAY have a potennally s1gmﬁcant rmpact” or “potentially

significant unless nnt1gated” impact on the environment, but at least onie eﬂ'ect 1) has been
adequately analyzed in'an earlier document pursuant to applicable legal standards and 2) has
been addressed by mitigation measures based on the earlier analysrs as desctibed on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is reqmred but. 1t must analyze only

"~ the effects that: remam to be addressed

1 find that although the proposed Proj ect could have a s1gn1ﬁcant effect on the environment,
because all potentrally 51gn1ﬁcant effects (a) have been analyzed adequately in an earlier EIR

or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been

' avoided or m.1t1gated pursuant to that eatlier EIR or. NEGATIVE DECLARATION

mcludmg revrsrons or m1t1gatron measures that are Jrnposed upon the proposed pIO]th

2 ~0)-209

2)

3)

Date

Ramon Moniano o S Project Pla’?ner

| EVALUATION OF ENVIRONMENTAL IMPACTS

A brief explanation is required for all answers except "No Tmpact" answers that are
adequately supported by the information : sources a lead agency cites in the parentheses
following each question. A "No Tmpact" answet is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g., the proj ject falls outside a fault rupture zone). A "No Impact" answer should
be explained where it is based on project-specific factors as well as general standards (e.g.,
the proj ject will not expose sensitive receptors to pollutants, based on a proj ject-specific -

A screemng analysrs)

All answers must take account of the whole action involyed, mcludlng off-srte as Well as on-
site, cumulative as well as pro;ect-level indirect as well as direct, and construction as well

-as operatlonal 1mpacts

' Onee the 1ead agency has determmed that a partlcular phys1ca1 1mpact may.occur, then the

checklist answers must indicate whether the Tmpact is potentially significant, less than
_ significant with mmgatlon, or Iess than significarit. "Potent1a11y Slgnrﬁeant Impact" 1 is
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* appropriate if there is substantial evidence that an effect may be significant. If there are one
or more "Potentially Significant Impact" entries when the determmatlon is made, an EIR is
required. :

4) -~ "Negative Declaratlon Less Than Significant With Mitigation. Incorporated" applies where
the incorporation of mitigation measures has téduced an effect from "Poten’ually Significant
Impact" to a "Less Than Significant Impact.” The lead agency must describe the mitigation

 meastires, and bneﬂy explam how they reduce the effect toa less thah sighificant level
‘ (m1t1gat10n measures ﬁom Sectron XVII, "Earlrer Analyses " may be cross-referenced)

5 - Earher analyses may be used where pursuant to the tiering, program ER, or other CEQA
process an effect has been adequately analyzed in an earlier EIR or negative declaration.
* - Section 15063 (c)(3)(D) In'this case, a brief discussion should identify the following:
a) Earlier Analysis Used. Tdentify and state where they are available for review. ‘
.~ b) . Impacts. Adequately Addressed. Identify which effects from the above checkhst were '

“within the scope of and adequately analyzed in an earliér doctitherit pursuant to L o

- applicable legal standards, and State whether such efféctswere addressed by
L B m1t1gat10n measures based on the garlieranalysis.
ey ] Mrtrgatlon Measures. For eﬁ‘ects that are "Less than Slgmﬁcant Wlﬂl M1t1gat10n
-~ Measures Incorporated," descnbe the niftigation measures which were mcorporated
 or refined from the earlier document and the extent to which they address 51te-
specrﬁc condrtlons for the proj ject. ‘

6) Lead agen01es are encouraged to mcorporate inito the checkhst refe’r’enCes 10 mformauon
L sources for potent1al lmpacts (&8 general plans, zomng ordmances) Réferenceto’a’
"prev10usly prepared or outside document should, where appropnate mclude a reference to
~ the page or pages ‘where fhe statement is substantlated ' R

7 - ) Supportmg Information Sources A source hst should be attached and other sources used or
© . individuals contacted shotild be cited in the discussion.

8) : Thisis only a suggested form, and lead agencies are ﬁee 1o use different formats however ,
' lead agercies should normally address the questions from this checklist that are relevant toa
. project's envnonmental effects in whatever format is selected ' :

'9)  The explanatlon of. each issiie should 1dent1fy SR o
g a) the significance criteria or threshold, if any, used to evaluate each questton and -

b) . the mitigation measure identified, if any, to reduce the impact to less than
srgmﬁcance _

VI ENVIRONMENTAL CHECKLIST o

1. AESTHETICS ) Less Than
: ‘ o * Significant ‘
Potentially.- . With Less. Than
. ~ Sigpificant  Mitigation  Significant . No
Would the project: Jmpact Incorporated Tmpact Tmpact
a)  Have a substantial adverse effect on a scenic vista? o . d u |
(Soures: ). ' s : ”
_b).... Substaiitially damage soetic resources, including, but O . DL ™ o O

- not limited to, trees, rock outcroppings, and historic - ., . N L -
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1. AESTHETICS - . . - Less Than -

: Significant 3 S
_ ~ Potentially With Less Than - i
‘ : Significant - - Mitigation - Significant: . - No -
Would the pro;ect ) Impact Incorporated Impact. . Jmpact . .
 buildings within a state scemic highwayV (Source 1,2 9) Co ot
c) 'Substantra.lly degrade the emstmg visual characteror = ‘ O ] m : '
qua.llty of the site and its surroundmgs? (Source 2) R A '
d)- Crcate anew source of substantlal hg’ht or glare which O ‘ Em| ‘ '; " K|

, would adversely aﬁcct day or mghttlme v1ews inthe
area? (Source 1)

DISCUSSION The pr03 ject site consists of developed areas and Montetey Pine trees that are part
of the Del Monte Forest. The proposed development will require the removal of 23 Monterey Pine
trees in total. This will not open up the site to the critical viewshed as delineated in Figure 2C of the -
_Del Monte Forest Land Use Plan. The plan identifies the subject site as an area that is not visible

_ from Point Lobos, across Carmel Bay. Although 17-Mile Drive is: designated as pubhc viewing area
within the forest, the project site is not located within the view area or vista points along this Drive
(Sectmn 20 147. 070 CIE’) The cntlcal view. pomts mentioned are located south of the pro_]ect site.

IMPACT ANALYSIS et o ' :
Aesthetic Impact 1 (a) (c):. Based on stakmg and flagging of the project site, a ﬁeld mvestrgatlon
by staff determined that the project is not visible from any areas within the viewshed of scenic
comdors and Vlsually promment areas. The project has been designed in-a manner to be visually
consrstent with the existing setting including the surrounding structures to reduce the potential

visual impact to a less than significant level. The Del Monte Forest Citizens Design Review ~ -
Committee or LUAC has reviewed the proposed development and found it to “be consistent w1th the
surrounding aesthetic the School has created in this area of the Del Monte Forest No changes or
recommendatmns were made by the LUAC R -

‘Aesthetlcs Impact 1(b) — Less than Significant. The property is not located in the area identified
on the Del Monte Forest Land Use Plan. (LUP) Visual Resources Map (Figure 2C of the LUP) and is
‘not visible from the Point Lobos -or viewing areas from 17 ‘Mile Drive -and Vista Points.. The
poh01es of the Del Monte Forest LUP direct that placement -and design of new development not
injure the visual integrity of the area with regard to the public viewshed. Staff conducted a site visit
in August of 2008, to assess the potential viewshed impacts of the project from the Point Lobos State
Reserve and 17 Mile Drive and Vista Pomts and found the project was not visible from those vantage
points.

" Trees: The proposed additions would require the Temoval of (23) trees, which requires the .
issuance of a Coastal Development Permit. In accordance with Del Monte Forest LUP Policy 54,
live tree removal is not permitted in presently undeveloped areas urless consistent with the LUP
policies. The subject property is currently developed with the School’s administration building and
the existing dormitory and is not “presently undeveloped”. In addition, mitigafion required by the
Biological Report and the Forest Management Plan amendment prepared for the project, as outlined
in Section V1.4 (Biological Resources) of this Initial Study, requires that the Monterey Pine trees be
replaced at a 1:1 ratio. Pursuant to issuance of the Coastal Development Permit and irnplementation
of this measure, the removal of 23 Monterey Pines would be a less than significant aesthetic impact
due to the requirement for replacement.
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Aesthetics l(d) ~ Less than Slgnlﬁcant Ex_rstmg hghtmg at the pIOJect site mcludes exterior
lighting associated with the existing development. Some additional lighting sources would be
introduced as a result of the proposed project; as the new Casco factilty residence would be larger
than the existing structure (Source: IX. 2). However, the proposed project would be required to
comnply with County General Plan Policy 26.1.20, which requires that “all exterior lighting shall be
unobtrusive and constructed or located so that only the intended area is illuminated, long range
visibility is reduced, and offsite glare is fully controlled” (Source IX. 4). In addl’non a standard
County Condition of Approval would require preparation of an Exterior Lighting Plan, subj ect to
review and approval by the Resource Management Agency—Planmng Department ‘Purbuant to
compliance with Local Coastal Program policies and 1mplementatlon of County Condruons of
Approval, impacts would be less than significant.

CONCLUSION Based onl the proposed des1gn and standard condlttons 1rnpacts created by the (
prOJeCt are. con51dered less than significant and no. mmgatlon is requn:ed : . |

AGRICULTU'RAL RESOURCES T ; , ,
In determmlng ‘whether impactsto agncultm'al resources are- mgmﬁcant envn'onmental effects leadagencles may

refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California
Dept. of Conservation as an opnonal model to use in assessing 1mpacts on agnculture and farm]and

T " Less'Than .
Slgmﬁcant -
- Potentially” . With Less'I’ha.n
; v . Gignificant  Mitigation " S1gmﬁcant No .
‘Would the pro;ect ' - AR Tmipact Inccrpora’ced Tripaict - Tmpact A

a) ConvertaneFarmland,UmqueFarmland, or . 0O oo g m
' ”,_FarmlandofStatemdeImportance(Farmland), ' R e
“shown on the maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the California
Resources Agency, to non—agncultm'al use? (Source 1
2 4) ‘ . .

b) Conﬂ.lctw1th e)nst:mg zonmgforagnculturaluse ord o g o W
W]lhamson Act contract‘7 (Source:’ 124) v S N v

¢) - Involve other changes in the exxstmg environment . 0 =3 .. o - |
which, due to their Iocation or nature, could result in
. conversion of Farmland, to non-agncultural nse?
' (Source: 1,2,34)

See previous Sechons II. B (Project Description) and C (Environmental Setting) and Section IV. A
(Envuonmental Factors Potentlaﬂy Affected) IX References & Exhibits.
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3. ~ ATR QUALITY .
a ' Less Than ™

: S1gn1ﬁcant ) :
. Poten’lally . With - Less Than . o
- Significant - ’Miﬁga’tion “Significant = No
‘Would the project: ‘ ) Tmpact - Incorporated - Tmpact ‘TImpact
2)  Conflict with or obstruct implementation of the .~ - [m A .o om
apphcable air quahty plan? (Source 1,11, 15) : S
b) Violate any air quality standard or conh’i‘bute ' ; '_ (g o - | i
" substantially to an existing or pro_]ected an- quahty o LTt En Co
- violation? (Source: 1, 11, 15)
.‘ |
¢) Result in a cumulatively considerable net increase of o o s
. any criteria pollutant for which the project region is
-~ non-aftainment under an applicable federal or state
... ambient afr quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)'7 (Source: 1, 11 15)
- d) Resultin significant construcmon-related air quahty s P 0 . ]
: h1mpacts'7 (Source: 1,11,715) . . , . ' -
e) - Expose sepsitive receptors to substantial pollutant g - | Shom oo
concentrations? (Source 1,11,15) Lo : hi by 5
) ‘Create ob_]ecttonable odors a.‘&'ectmgasubstanual .. BB .o E] o rlv

number of people? (Source 1,11, 15)

Dlscussmn/Conclusmn/Mltlgatmn'

Air quality standards are adopted by the state .and federal agenc1es to protect pubhc ‘health,
vegetation, materials and visibility The Air Quality Management Plan for the Monterey Bay Region
(AQMP) prepared by the Monterey Bay Unified Air Pollution Control Dlstnct(MBUAPCD)
. addresses the attainment and maintenance of the state and federal ambient air quality standards

within the North Control Coast Air Basin-(NCCAB). Approximately 2,200 cubic yatds of grading
is required for the project. 1,600 cubic yards are expected to be exported off site. An estimation of
15 cubic yard load capacity, with approxm:lately 126 trips is expected. Although constructton
activities will be temporary, this phase of the proj¢ ect will be m1t1gated to reduce the related impacts
to less fhan s1gmﬁcant

3(d): Less Than Slgmficant with Mltlga’aon Incorporated. The proj ject, meludmg the

development of the building sites and road improvements, has the potential to result in potent1ally

significant temporary construction-related air quality impacts. Temporary Jmpacts are assoc1ated
- with the operahon of heavy equlpment, grading, and construcuon truck tnps. ‘

Construction-generated emissions are short-term and of temporary durauon, lastmg only as long as
construction activities occur, but possess the potenhal to represent a s1gn1ﬁcant air quality impact.
The construction and development of the proposed pr01ect would result in the temporary generation -
of emissions resultlng from site gradmg and excavation, paving, ‘the apphcahon of architectural
coatings, motor vehicle exhaust associated with- -construction eqmpment and ‘worker trips, and the
movement of construction equipment, especially on unpaved surfaces. Emissions of airborne
particulate matter are largely dependent on the amount of ground disturbance associated with site
preparation activities. The MBUAPCD las determined that construction activities that involve -

Robert Louis Stevenson School Initial Study PLN080375 ! ‘ Page 18-0f 35



minimal earth moving over an.area of 8.1 acres or more could result in potentially significant
temporary air quality impacts, if not mitigated. Construction activities that require more extensive
site preparauon (e g- grading and excavation) may result in significant unmitigated impacts if the
area of d1sturbance were to exceed 2 2 acres per day

Mitigation Measure #1: Tn‘order to minimize short-term construcnon emissions;. the pro;ect shall -
implement the following MBUAPCD-recommended mitigation ‘measures during grading and
construction activities. The applicant shall submit a construction management plan to the county for
review prior to the beginning of construction. The plan shall desrgnate a construc’uon contractor
monitor for all grading and construction activities on a daily basis to ensure that these measures are -
nnplemented _ )

o Prior to issuance of grading permits, the apphcant shall mcorporate ai “Fugrnve Dust
~ Control” note on the grading plans that includes, but is not limited-to, the messures set forth
. in Mitigation Measure #1. During grading operauons the contractor ‘shall obtain any
" required Air District permits; and conduct all grading and construction actrvmes as reqmred '
by the Air District.
e  Limit grading to 8.1 acres per day, and gradmg and excavation to 2.2 acres per'day; .
‘Water all active ‘construction areas at least twice daily. Frequency should be based on the
type of operation, soil and wind exposure; _
 Prohibit all grading activities during periods-of hlgh wmd (over 15 mph); _ :
e Apply. chemical soil stabilizers on inactive construction areas (dlsturbed lands within
"~ construction projects that are unused for at least four- ¢onsecutive’ days); -
. Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut and fill
operafions and hydroseed areds; - .
e Cover all trucks hauling soil, sand, and other loose matenals or requlre all 1Iucks to malntam '
~ atleast 2 feet of freeboard; : '
Ce Enclose cover; water twice darly, or apply non—toxrc sorl bmders to exposed stockpﬂes such.
‘a8 dth sand, etc; " SR
"o Cover inactive storage p11es , : :
Sweep streets daily, with water sweepers af v151b1e sorl materials are carrled onto adjacent,
~ public streets; : - N
' Install sandbags or other erosmn control measures to prevent silt runoff to pubhc roadways

All weather paved roads at construction s1tes

Construction equipment sha]l not be left idling for periods longer than 5 mmutes when not in

use; and . :

e Posta publicly vrs1b1e sign which specrﬁes the telephone number and person to contact
o regarding ermssrons~re1ated complaints. This person. shall respond to complamts and take

corrective action within 48 hours. The phone number of the Monterey Bay Unified A]:c

Pollution Control District shall be visible to ensure comp11ance with Rule 402 (Nursance)

3(a), (b), (c), (e), ®: No Impact The pI'OJ ject would not conﬂlet with or obstruct 1mp1ementa110n
of the Monterey Bay Unified Air Pollution Control District’s Air Quality Management Plan for the
Monterey Bay Regron nor would it violate any air quality standards, result in a cumulatively
considerable net increase of any criteria pollutant, expose. sens1t1ve receptors to substantlal pollutant
concentrations, or create objectionable odors '
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4. = BIOLOGICAL RESOURCES o . : Less Than
: . Potentially . . With . LessThan
S R : Significant - Mitigation . - Significant .. No. .
Would the project: - » .. TImpact Incorporited Fmpact  Jmpact

a) Have a substantial adverse effect, either directlyor -~ = [T N _ S R
.through habitat modifications, on any species identified P N )
as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or by
the California Department of Fish and Game orU.S. -

Fish and Wildlife Service? (Source: 1,2, 3,4,6,7) -

'b) Have a substantial adverse effect on any tiparian habitat . O o o
‘or other sensitive natural community identified in local o S e A
~or regional plans, policies, or regulations or by the

. - California Department of Fish and Game or USFish

~ and Wildlife Service? (Source: 1,2,3,4,6,7)

¢) ‘Have a substantial adverse effect on federally protected i I o - oo o
_ wetlands as defined by Section 404 of the Clean Water . ’ .
“Act (mcludmg, ‘but not Kmited 10, marsh, vemal pool,
‘coastal, etc.) through direct removal, filling, - :
hydrologmal mterruptlon or other means? (Source: 1; .
2,3, 4 6 nNE . .

d) Tnterfere substantrally w1th the movement of any uatlve . g : o U = R = DR
resident. or migratory fish or wildlife species or W1th ‘ - o e et
- gstablished native resident-or migratory wildlife -~~~
corridors, of impede the use of native wildlife nursery
. sites? (Source:-1, 2, 3,4, 6, 7)

e) Confhctwuh any local policies or ordmances L [ L u - oo ‘ EI :
protectmgb1olog1ca1resources, such as a tree o g ’ e
preservauonpohcy or ordmance‘7 (Source 1 2, 3 4,86,

) 7) |
Kl ConﬂlctvnmtheprovrsmnsofanadoptedHab1tat ’ o El El o om o

- €onservation Plap; Natural- Community-Conservation - — -
_ Plan, or other approved ocal, tegional, or state habitat
conserva’uonplan‘? (Source L 2 3,4,6 7)

Discussiou/Conclusion/l\{[iﬁgaﬁon" E ,

The following discussion and analysis is “based on & B1olog10a1 Report prepared by Zander ’
Associates Environmental Consultants dated June 26, 2008 (Source: IX. 10), an. Addendum to the
Forest Management Plan prepared by Staub Foréstry & Environmental Consulting on July 30, 2008
(Source: IX. 9), and a search of the California Natural Diversity Database (CNDDB; 2008). On-site
vegetation consists primarily of Monterey pine, and coast live oak trees. The project area contains
no native groundcover and is currently developed. Ihe Stevenson School- project area provides
limited foraging opportunities and cover for wildlife species, due to lack of undeveloped hab1tat and"
the high intensity of use as the central entrance to the School grounds.

Blologlcal Resources 4(a) —TLess than Slsrnlficant - - ’ e

No Special-status plant and animal species are 1ocated on the property For the purpose of thls Tnitial
Study, “special-status” includes plants and ammals that are: a) listed as endangered or threatened
under the Federal or Callforma Endangered Specres Acts (ESA), b) cons1dered Tare under the _
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California Native Plant Protection Act; or c) are afforded proteotlon under acts or codes other than

the Federal or California ESA (e.g. Migratory Bird Treaty Act, Fish and Game Code).
Special-Status Plant. Species. According toCNDDB records, 44 sensitive plant species have

reported ocourrences within a five mile radius surrounding the subject. property (Soturce: IX.14).:
None of these records occurs on the project site. Monterey pine (Pinus-radiata) is a CNPS list 1B.,

species. Monterey pine trees occur on the subject property mternnttently drspersed between the
existing structures and within the areas proposed for development (S ource D( 14). -

Tree removal Protect Remove P for_ o . ',; TOTAL

Table Rt : '

Diaméeter (DBH) | Health | Construction |- Both Total
6-117" 11 3 3. U 4 vt | 2
12-23” 24 5 -2 4 | T ,_1 35 -
247+ 13 1. .0 1 ] 2] A5
TOTAL __ [: 48 9 5 9. 23 R 71

The proposed project will remove 23 Monterey pme trees ‘under the d:lrectron of the School’ '

Forester and the Forest Management Plan (FMP) prepared for the pl‘OJect site.- When reviewing
requests for tree removal, environmental considerations: inclyde review-of forest plant associations,
native soil cover, aesthetic values, as well as maintenance of the overall health of the stand. (Pohcy
#31 & 32 of the Del Monte Forest Land Use Plan (DMF-LUP-and 20.147.050. D. (1. & 2.). The

project will remove 23 trees for reasons stated in the above table. Replacement will be requrred ata

1:1 ratio. The DMF-LUP establishes policies governing: the removal of trees for. development
Based onthe recommendations contained in the Biological survey and the Forest Management Plan.

- the mumber of trees to be removed for the health of the stand and the proposed developmerit/Consists: | ‘

of the following;: 9 are recommended for removal simply as a matter of proteotmg the forest health%

from trees with significant pest and structural problems. Ten of the 23 1rees 16 be. removed & e less .
than 12 inches in diameter, therefore, after considering the health of the tree. only,5 trees must be
removed for development. The Biological report and the FMP support this conclusion. The FMP

and the Biological Report have determined that the associated impact of tree removal, as proposed
) under the F orest Management Plan as allowed and the Dl\/.[F—LUP 1o be less than s1gmﬁcant

Special-Status Amimal Species:. In addltron, accordrng to the B1olog1cal Report prepared' }
for the project (Source: IX. 10), there were no directed surveys for special status animal species, but -

rather an evaluation of the habitat potential for species listed in the report. It was determined that

the project area provides limited habitat for listed species. Therefore; the pIOJect site Impacts to -

special-status anunal spec1es would be less than 31gn1ﬁcant

. Conclusxon Based on the lack of surtable hab1tat on-site as well as the location of proposed
development in an already disturbed area, impacts to spec1al-status plant and ammal spe01es Would be
less than s1gn1ﬁcant

Refer to Item 4(d) below for a d1scussmn of nnpacts related to Coast Live Oak Trees, Wh1ch is not
listed as a special-status plant spec1es :

Biological Resources 4(b, ¢) — Less than Significant: Accordmg to CNDDB records, six (6)
sensitive natural communities and five (5) cntrcal habitats occur within a five mile radius of the
project area (Source IX. 14). None of these habitats are recorded as ~occurring on the subject
property (Source: IX. 14). Refer also to Items 4(a) and 4(e) fora dlscussron of potennal impacts to

. envrronmentally sensitive-habitat areas (ESH). The. proposed project would not have a.substantial.. .. ... . ..

Robert Louis Stevenson School Initial Study PLN080375 ‘ ' ’ . ‘ ‘ Page 21 of 35



adverse effect on any riparian habitat or sensitive natural communifies, as none are located on the
site (Source: IX. 1, 2, 3, 10, 12). There are no. federally protected Wetlands on the site (Source: IX. 1,
2,3, lO 12) JImpacts would be less than 51gmﬁcant ,

Blologlcal Resources 4( d) {e) — Less than Slgmficant with Mlt1gat10n Incorporated There have
been no mative resident or migratory fish or wildlife species identified on the subject property.
However, on-s1te trees could provide nesting and/or foraging opportumnes for a variety of animal
species: The proposed development will result in the removal of 23 Monterey Pine trees.. Del
Monte Forest Land Use Plan Policy 36 requires that native trees removed as a result of development
be replaced on the site at a rate of one tree-of the same variety for each tree removed (Source: IX. 3).
In this case, 13 Monterey pines over 12 inches (DBH) will be removed ‘The Del Monte Land Use
Plan provides for the removal of trees for the purposes of development under the recommendations
of a Forest Management Plan. Removal under that plan will also be in accordance with the
Biological Report (Source: IX. 10). It should also be noted that the project site is not subject to
Senate Bill (SB) 1334 (Kuehl Bill) because it would not result in removal of 30 percent or more of
- the on-site woodland and because the property is -1.18 acres in size and would therefore convert 3 or
less acres of-oak woodlands The followmg m1t1gat10ns are required for cons1stency with the Land
Use Plan Requitements in mifigating the impacts from development on spec1a1—status plant and
' animal spec1es to be less than significant. ~ ‘

‘Mltlgatlon Measure #1: Tree. Replacement The Monterey Pines trees that Would be

Temoved as a result of the project shall be replaced at.a minimum 1:1 ratio. Replacement.

plantings shall be from. locally-collected coast seed stock and shall be shown on landscaping

plans. A Forester, Arborist, or landscape contractor shall be retamed to monitor the-

acquisition and mstallanon of all trees to be replaced on the property in accordance with the-
- amended FMP. . :

Momtormg Action #1 Pnor to occupancy clearance the Monterey Pme trees shall be
~ replaced at aminimum 1:1 ratio. The applicant shall submit proof of replacement plantmgs
~ (e.g. photos of replacement 1Iees in place) to the Monterey County RMA - Plannmg .
_ Department . . B

The followmg mitigation measures are also requn'ed to reduce impacts to a less than s1gmﬁcant
level. : .

Mltlgatmn Measure #2 Tree and. Root Protectmn Ind:rect impacts to on-site trees shall
be avoided the maximum extent feasible through avoidance of the critical root zone. This .
shall be accomplished through adherence to the measures listed i in the Forest Management
Plan ('FMP) Addendum, including the followmg means: '

a.. Fenced tree protection zones (TPZs) shall be mstalled and maintained as .
designated and approved by a qualified forester/arbonst and per specifications in
the FMP. Addendum for the project to minimize impacts to critical rooting zones.

- Mulching to depth with wood chips. or similar to prevent soil compaction of
Tooting areas shall follow. the specificatioris in the FMP Addendum for the
project.

b. Roots at the limits of grading next to TPZs shall be severed followmg the
specifications in the FMP Addendum for the project for prior- watering, clean
cutting, and maintenance watering and covering.

c. ‘Special Treatment Areas for entry and parking areas shown on- ‘Ehe gradmg plans

. shall use On-Grade methods as ouﬂmed in the FMP Addendum for the project to
protect tree rootmg zones. e :
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d. Trenchrng for underground services and irrigation shall avoid critical root zones
to the maximur feasible extent or brought to the attentlon of ‘a qualified -
forester/arborist to .prescribe appropriate measures: such as “tunneling undet;
bridging over, preconstructron root severing, surface placement covered with

" mulch, ete. to minimize adverse lmpacts within the zone. S

“e. Monitoring inspections shall occur once prior to commencernent of gradmg and :

" demiolitioni to confirm that approprrate protectlons are in place and at least twice

- weekly during initial site cleanng and demolition to assess continued compliance.

£ Contractors and subcontractors” shaJl be supphed with the Tree Cate diring
_Constructlon list of protection measures in the FMP Addendum for the project.

} g.’”Contractors ‘and . sub-contractors shall be supphed with a copy of the Tree -
* Presérvation Specifications contamed in. the Tree Resource Evaluatlon before
‘ "entenng the' constructlon site. © SR '

Momtormg Actlon #2: Prior to the start of constructlon, a quahﬁed Forester or Arbonst a
. fshall be' retarned to 1dent1fy trees which would be potentla]ly impacted by construction. The -

" Forester ot Arbonst shall ensure that protectlve fencing is-installed, and shall -monitor

- constriiction during earth disturbing activities within the critical root zone of Monterey Pines
and oak trees to ensure compliance with the above listed measures. The applicant shall
submit a report to the Resource Management Agency — Planning Department, from a
_quah:ﬁed Forester or Arborist, descrrbmg how the measures were: implemented and

' descnbmg mpacts if any to retained trees from- cotistruction ‘activities. A ‘subsequent
Coastal Development Permit may be reqmred 1f 1mpacts J:esultmg in tree morta].rty are

N mcurred from construcuon acttvrtles

Mitigation Measure #3: Preconstructlon Survey for Nestmg Blrds The followmg
. 'mitigation is reunred in. order rmmrmze potentlally adverse 1mpacts to natlve res1dent special
status nestmg avian SpGClCS _ : :
' o« A pre-construction survey for special status nesting avian species (and other species
. protected under the Migratory Bird Act) shall be conducted by a qualified biologist
~ . at least two weeks prior to tree removal or initiation of construction activities, that
. occur during the nestmg/breedmg season of ; natlve bu'd specles (March 1 through
August 15).
o Ifnesting birds are not found, no. ﬁlrﬂaer actlon Would be necessary. .
»  If a nesting bird or an active nest is-found, construction within 200 feet of the nest
 site, or an appropnate construction buffer established in comsulfation with the
California Department of F1sh and Game should be postponed untll after the bird
has fledged (or the nest appears to be mactrve)

Momtormg Action #3: At least two weeks prior to tree removal or initiation of constructron
activities that occur durinig the nesting/bréeeding season of native bird species (March 1
through August 15), a qualified biologist shall be retained to conduct nesting bird surveys
_and establish adequate protection fencing limits if necessary Proof and results of the survey
shall be submitted to the Resources Management Agency — Planning Department for review
and approval

Mitigation Measure #4: Native Landscapmg A Landscape Plan shall be prepared for the
proposed project and shall include the proposed tree replacement planting locations and
removal of the fo]lovwng’ invasive species currently located within the limits of construction:
" Blackwood acacias (Acao1a melanoxylon), yellow wattle acacias (Acac1a longifolia), ice plant
h (Carpobrotus edulis), and kikuyu grass (Penmsetum clandesunum) T
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Monitoring Action #4: The site shall be landscaped. Prior to the issuance of building
. permits, three (3) copies ofa landsca_pmgplan shall be submitted to the Director of the -
Resources Management Agency — Plannmg Department. The landscaping plan shallbein -
sufficient detail to idenfify the location, species, and size of the proposed landscapmg materials
. and sha]l include an irrigation plan The plan shall be accompanied by anursery ot contractor's - °
estimate of the cost of installation of the plan. Before occupancy, either landscaping shall be
installed or a certificate of deposit or other form of sirety made payable to Monterey County
~ forthat cost estimate shall be submitted to the Monterey County Resources Management :
- Agency Plannmg Department Alllandscaped areas and fences shall be continuously
' maintained by the apphcant all plant material shall be contmuously maintained in a litter-free,
Weed-free healthy, growmg condltlon.

Biological Resources 4(f) — No Impact. There is no known adopted Habltat Conservation Plan or
other approved local, regional, or state habitat conservation plan affecting the subject’property
(Souzce: lX 3, 10 12). There would be no 1mpact

5 CULTURALRESOURCES I "~ Less Thm

- Potentially - With -~ Less Than '
T ' : ' v . .Signjﬁcant I\'ﬁtlgaton - Significant - No .
Would the prOJect L e , - Tmpact "’ _Tncorporated Impact. . Jmpact

a) Causeasubstantlal adverse change in the mgmﬁcance of o -3 W R = B

e ah1stonca1resou.rceas deﬁnedm 15064.52. (Source 1, : . o v
"3,11) ¢ ' - -

b) Cause asubstantxal adverse change mtheszgmﬂcance of [ -0 : o om . .

Can archaeologlcal tesource pursuant to 15064 52 -
’(Sou.rce 1 3, 11) SR

c) D1rect1y ormdxrectly destroyaumque pa]eontologlcal = O o o l

resource or site or unique geologm feature? (Source: 1,
0 3,11) - .
d) Disturb any human remains; inclnding those interred’ o m| o |

outside of formal cemeteries? (Source: '1',13,” 11 -
_Diseussion/ConeluSionll\ﬁﬁgaﬁon: :

Historic Buildings: The existing Douglas Hall was constructed in 1926 and is possibly historically
significant. It potentially meets Criterion 3 of the California RBngtSI of Historical Resource
(CRHR) for its significance as an -example of 1920s lodge design in Mediterranean Revival. .
However, a series of additions and alterations to the ongmal structure resulted in sweeping changes
to the character the building, and the addition of a sun porch at the rear of the bulldlng Numerous
remodelings of the interior have resulted in compromising the des1gn, materials; and Workmanshlp
of the original structure. However, the building retains a degree of integrity, of feeling asa 1920s
lodge in the Del Monte Forest. The structure appears to retain sufficient overall integrity to convey
its historical significance and to gualify for listing in the California Register. For that reason the
additions to Douglas Hall were reviewed by the County of Monterey Historic Resources Reyiew
Board and found to be consistent with the Secretary of Tnterior’s Standards for the Treatment of
‘Historic Properties. The standards for rehebilitation have been adhered to for the proposed
additions designed for Douglas Hall and its additions and renovations as mdlcated in the Hlstoncal
assessment, recommendations for the proposed 1mprovements and design in the plans.
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The project also mcludes the demolition of an existing 2,973 square foot structure referred to as
Building 19; Building 19is located across Forest Lake Road from the main campus. This has been
- added to. the original pI‘O_] ect-in-order to avord p1ecemea.lmg as defined under CEQA. The proposed
" demolition did not require review by the Monterey. County Historic Resources Review Board. A
report.by CIRCA: Historic Property Development determined that due to. the cond1t10n of the
structure.'and because the structure. has undergone several significant changes and altera’aons
resulting in the: significant; loss of important: character deﬁnmg features. Building 19 retams a very
low level.of integrity and does not meet the Monterey County criteria for ‘historic TEsources.
Additionally. due 1o years of water damage the structure has become structurally unsound and is
con31dered unsafe. For that reason the structure should be demohshed 1n the interest of public safety.

The demolition of Bmldlng 19 is consrstent w1th the School’s approved Master Plan

CULTURAL RESOURCESS a —Less than_Sx i

CULTURAL RESOURCES 5 (b) ( c) ( d) —No Imnact

CONCLUSION Archaeolog1ca1 Reports prepared by Archaeolog10a1 Consultmg, dated Apnl 9
1990 & February 27, 1992 & May 3, 2002 concluded that there was no evidence of cultural
resotirces- -within thé project: aréa. Therefore the County concludes that the project under Section
15064.5.C. -is exempt from further review based on the report prepared for. the project which
determined that no archaeological sites ot resoutces were found nor would any be affected by the
project as proposed (Source: 1, 3, 11). Because the area where the project is located has the. potenhal :
for resources the County will require as a condition of approval the standard archaeolog1cal
cond1t10n which says that if during construction archaeological resources or human remains.are
discovered, work shall be halted within 150 feet until it-can be evaluated bya qual1ﬁed profess1ona1
Archaeologist. Additionally a Historic Resource study conducted for the project: concludes. that as
designed any 1mpacts -of the project are consrdered less than 51g11ﬁcant and no mltlgatron\ is
requlred. ~ S ‘

6. GEOLOGY AND SOILS o ’ * Less Than
' i , S Significant = - .
Potentially - With ., LessThan
Significant Mitigation - Significant No
‘Would the project: Tmpact Tncorporated Tmpact Tmpact

a) Expose people or structures to potential substantial
adverse effects, including the r1sk of loss, m]my, or
death mvolvmg

i) Rupture of a known earthquake fault, as delineated . B . O L |
. on the most recent Alquist-Priolo Earthquake Fault ' '
Zoning Map issued by the State Geologist for the .
‘area or based on other substantial evidence of a
lcnown fault? (Source: 1 3, ,12)

1i) Strong seistaic ground shak1ng‘7 (Sou.rce 13, ,12) o . o " n O

iif) Sexsmlc-related ground fallure mcludmg ‘ , oo o | -
a hquefactton” (Source: 1, 3,,12) -
iv) Landshdes" (Source 1,3,,12) e : : 0 : [ ] -0 -
b) lResult in substanﬁal soﬂ erosmn or the Ioss of topso11’7 ‘ o | . El | | o

<. (Source, 1 3, ,12) [ .'. i deddiie ml e e e e e e ddamiwedl undied .
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6. GEOLOGY AND SOILS. - ‘ - - Less Than

Siguificant. *,
Potentially L Wwith . - -LessTham . - .
) Significant ~ Mitigation  Significant =~ No
Would the project: L . . Tmpact Jrcorporated Impact Tmpact
¢) Belocatedona geolog1c unit or soﬂ that is unstable, or A R L o
that would become unstable as a result of the project, |
and potentially result in on- or off-site landslide, Tateral .
" spreadmg, subs1dence Irquefacuon or collapse'7 (Source
1,3,,12) " )
d) Be located on expansive soil, as defined in Table 18-1-B m| o - o =
- .-:of the Uniform Building Code (1994), creating : ' o
- substantial risks to life or property? (Source: 1,3,,12)
e) Have soils incapable of adequately supportirrg the use of 0O ' 0 o w R

. septic tavks or alternative wastewater disposal systems
where sewers arg not available for the disposal of
wastewater? (Source: -1,3,,12) -

' Hisouss‘ionlConclilsion/l\ﬁﬁgation:

“Geotechnical Investrgatlo prepared by Moore vanmg & Assocrates Inc. dated Ju‘[y 15 2008
found the geotechnical conditions are suitable for development and thatno geological ‘hazard exists -
relative to CEQA. Structural design recommendations from these reports have been incorporated as’
part of the project design. (Source: IX. 12). As a Condition of Approval, the County will require the
applicant to implement all recommendations made in these reports. In addition, the apphcant will:be
required-to comply with apphcable County pohc1es and ord:nances related to geologlc hazards

Geology and Soﬂ 6(a) — Less than S;gglfican

E ault Rupture and Ground shakmg Becatise no active faults are known to Cross the subJect property_
and there is no evidence of Holocene fauliing in the area, the potential for surface-fault rupture is
considered to be low (Source: IX. 12). Although the Cypress Point Fault lies approximately 2,000
feet southwest of the site, this fault is rot considered active and would therefore not be expected to

effect the project site (Source: IX. 12). The potentially active Hatton Canyon Fault is located about '
6,000 feet northieast of the project. Therefore the potentlal for ground rupture at ‘the site 1s
considered low:

Seismic safety issues 'wouid be addressed through compliance with the. Uniform Bu'jlding Code
(UBC) and other County ordinances and standard Conditions of Approval: Pursuant to comphanoe
-with existing ordinances and standard condmons, impacts would be less than 31gn1ﬁcant o

Seismic Ground Failure: Liquefaction is defined as the sudden loss of soil strength-due to.a rapid
increase in soil pore water pressures resulting from seismic ground shaking. Liquefaction most often
- oceurs in loose saturated silts and saturated, poorly graded, fine-grained sands. Accordmg to the
Geotechnical Investigation. the site has a low potential for liquefaction due to ‘the relatively shallow
depth to rock, and with the site preparation recommendations .the potential for liquefaction and
seismic settlement are considered very low (Source: IX. 12). Therefore the Impacts Would be less
than significant. . S

Geology and Soils 6(b) — No Impact. ).. Soil erosion is the removal of soil by water and wind. The
project site is not located along a coastal bluff and is therefore not subject to coastal erosion from
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sea waves. The properfy is served by the Pebble Beach Community Services District for sewer
services therefore no septicor leach areas are currenﬂy operating on the site(Source: IX. 12).

bey and Soﬂs 6(c) - Less than Sl

. Dg 1ficant.
‘would be less than s1gn1ﬁcant

Geology and Soils 6(d) — No Impact. Expansion’ Would not be expected in the soﬂs identified on
the site (Source: IX. 12). The soils were determinied to have a low expansion potential’ and therefore
Would result in a less than s1gmﬁcant impact.

Geology and Soﬂs 6(e) — No Impact. The property is served by the Pebble Beach Commumty
Services District for sewer services (Source: IX. 12). Because septic tanks of alternative wastéwater
d1sposal systems would not be required, there would beno 1mpact

7. HAZARDS AND HAZARDOUS MATERIALS — ,‘ - Less Than

: _ Slgmﬁcant g e
Potenﬁali‘y. With Less Than g
_ ) _ Significant ~ Mitigation . Significant No
Would the project: ) g . Impact . Hicotporated: ~ Impact Tmpact -

_..c) Emit hazardous emissions or handle hazardous R = : i o O
- acutelyt hazardoiis materials, substances or waste within o . e e T L
one-quarter mile of an exxstmg or proposed School?
:'(Source IX18) d ,

d) Belocatedonas1tewh1ch1smcludedonahstof PR = I = I = . 3
hazardous materials sites  compiled pursuant to’ ’ C
Govettiment Code Section 65962.5 and, as azesult,
would it create a significant hazard to the public'or the

. environment? (Source: IX. 21)

-e) Foraproject located within an airport 1 land use plan or,. o .d . -0 o
" where such aplanhasnot been adopted, within two A e e I
" fnilés of & pubhc airport'or pubhc ‘use‘airport, would the

" project result in 2 safety hazard for people residing or
- working in the proJect area? (Source IX. 1,17) :

_ t) For a pro_] ect w1thm the v1cm1ty of a private airstrip, ) .4 ) D v [ . ||
" ‘would the project result in a safety hazard for people : - SR
residing or working in the project area? (Source: IX. 1,
1 8)

g) Impair 1mplementat10n of or physically mterfere with an. E o R = lj  m
adopted emergency response plan or emergency o : . ‘
evacuation plan? (Source: IX. 1, 4) S

h) Exp‘ose people or structures to a significant risk of loss, LT . SR n. O
-, injury, or death involving wildland fires, including where ' ‘
- wildlands are adjacent to urbamzed areas or-where .,
resrdences are intermixed with wildlands? (Source IX.
17)

- Discussion, Analysis and Conclusions:
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a)- Create'a significant hazard to the public orthe =~ =~ - ‘ | R 15 R - | B
environment through the routing transport, use, or : . : .
disposal of hazardous materials? (Source‘ X.D

"b) Create asrgmﬂcanthazard to the pubhc or the A W o 0O

* environment through reasonably foreseeable upset and R S S e
-accident conditions involving the release of hazardous.
matenals into the environment? (Source: IX. 1, 5, 11)

c)- Emrt hazardous emissions or handle hazardous or ’ | : | » " SRl
acutely hazardous materials, substances orwaste within e BRI "
 one-~quarter mile of an existing or proposed School?
(Source IX 17) :

d) Be located on  site whlch is mcluded ona hst of O A I oo -
hazardous materials sites compiled pursuant to : - i R
Governmnent Code Section 65962.5 and, as a result,

" would it create a significant hazard tothe pubhc orthe
: envrronment? (Source X.21) -

€) For a pro_]ect located within-an airport land use plan or,. 3 g o [
where such a planhas not been adopted, withiin two - ’ S AP :
milés of a public airport or public use airport, would the
project result in a safety hazard for people residing or
working in the project area? (Source: IX. 1,.18)

f) - For aprojectryithjjr the vicinity of a private airstrip, - a O R R
2« wyould the project resultin a safety hazard forpeople iz - L o

.- residing or Workmg in the prOJect area? (Source X1,
.- 18) , , .

g)' Imparr Jmplementatlon of orphys1ca11ymterferemthan o 0o SR i
adopted emergencyresponseplan or emcrgency R e . e
g evacuatlon plan? (Source ]X 1,4). o

h) Expose people or structures 0 aslgmﬁcantnsk of loss, . [ o & 0O
injury; or death involving wildland fires, including where o ‘ e -
wildlands are adjacent to urbanized areas or whére

. res1dences are mtermlxed with wildlands? (Source IX.
7d) ‘

- Discussion, Analysis and Conclusions:

Hazards and Hazardous Materials 7(a) — No Fmpact. The proposed: project involves the
expansion of the existing Douglas Hall .structure by approximately 4,191 square feet and the
alteration of approximately 1,704 square feet of the existing Douglas Hall. Douglas Hall is currently
used by the Stevenson School as the main reception area and administrative offices. The project as
proposed will remodel the interior and exterior of the existing historic: structure. The project would
not involve the transport, use; or disposal of hazardous materials that would constitute a threat of
explosmn or other significant release that Would pose a threat to ne1ghbormg propert1es (Source X.
1) There Would ‘beno rmpact ‘ R

Hazards and Hazardous Materials 7(b) Less than Slgnlficant thh Mltrgatlon Incorporated The
proposed project includes expansion of the existing Douglas Hall structure by approximately 4,191
square feet and the alteration of approximately 1,704 square feet of fhe existing Douglas Hall. The
existing structure was originally constructed in 1926, although alterations and renovations have been

made since that time (Source: IX. 11). Prior to the enactment of federal regula’uons Himiting their use
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~ in the late 1970s, asbestos containing materials (ACM) and/or lead-based paint (LBP) were often
ased in residential construction. ACMs are mineral fibers that were historically added to various
materials to strengthen them and to provide heat insulation and fire resistance. If disturbed, ACM
may Telease asbestos fibers that can be inhaled into the lungs. Breathing high levels of asbestos can
lead to increased risk of lung cancer, including mesothelioma and asbestosis. ' ACMs that would
crumble easily if handled, or that have been sawed, seraped, or sanded into powder, are more likely
1o create a health hazard. In residential units, ACM is most commonly found in insulation; roofing,
siding shingles made of asbestos cement, and textured paints. Lead is a highly toxic metal that was
used for many years in products found in and around otr homes. Lead may cause a range of health
effects, from behavioral -problems and leamning disabilities, to seizures and death. The primary -
source of lead exposure in residences is deteriorating LBP. Lead dust can form when LBP is dry
scraped, dry sanded, or heated. Dust also forms when painted surfaces bump or rub together. Lead-
based paint that is in good condition is usually not ahazard. = -+ = =" © Gore e

Due to the age of the existing structure (Source: IX. 11), the.structure could potentially contain
ACM and/or LBP. Demolition of this structure, as proposed, could release ACM: or'LBP.-This may -
pose a potential health risk to people if such hazardous materials are-not properly handled and
disposed. This. health risk would be a ‘potentially ' sighificant impact 'urless’ mitigation is
. incorporated. With implementation of Mitigation Measures #6 and #7 below, impacts would be
-reduced to a less than significant level. Coee e e

‘Mitigation Measure #6. Prior to demolition or the remodeling of existing structures., The
structure shall be sampled as part of an asbestos survey in compliance with the National

. Emission Standards for Hazardous Air Pollutants (NESHAP). If asbestos is found, asbestos-
related work, including demolition, involving 100 square feet or more.of asbestos contairing

- materials (ACMs) shall be performed by a licensed asbestos abatement contractor under the
supervision of a certified asbestos consultant and asbestos shall be removed and disposed of
in compliance with applicable State laws. Regardless of whether asbestos:is identified in any
 building, prior to demolition the Air Pollution Control District (APCD) shall be notified-and
an APCD Notification of Demolition and Rénovation. Checklist shall be'submitted to both
APCD and the RMA — Planuing Department. =~ i

Monitoring Action #6: Prior to demolition, the'app]icant shall retain 2 qﬁaliﬁed. asbestos
abatement contractor to conduct an asbestos survey and remove any asbestos in compliance
with applicable state laws. ,

Mitigation Meastre #7. If, during demolition of any portion of the existing structure (s) on-
site, paint is separated from the building material (e.g. chemically -or physically), the paint
waste shall be evaluated independently from the building material by a qualified hazardous
materials inspector to determine its proper management. All "hazardous mateﬁal‘s»shall be
handled and disposed iri-ascordarice with local, state and federal regulations. According to.
the Départment of Toxi¢ Substances Control (DTSC), if paint is not removed from the
: building material diring: demolition' (and is not chipping or peeling), the material can be
disposed of as construction debris (a non-hazardous waste). The landfill operator shall be
contacted prior to disposal of building material debris to determine any specific requirements
the landfill may have regarding the disposal of leadvbaéed paint materials. The disposal of
demolition debris shall comply with any such requirements. . v
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Monitoring Action #7: Should paint be séparated from building materials during
demolition, the applicant shall retain a qualified hazardous materials inspector to determing

its proper management. . - i

Hazards and Hazardous Materials 7(c) — Less than Significant. The project site is the Robert
Louis Stevenson School, located at 3152 Forest Lake ‘Road, Pebble Beach within the Del Monte
Forest Area of the Coastal Zone. There are no Schools located within one-quatter mile of the
project site. Impacts would be less than significant. S ‘ e

Hazards .and Hazardous Materials 7(d) — No Impact. The-project site is not included on a list of
hazardous materials sites (Source: IX. 18). There would be nodmpact. - : :

Egar'ds and Hazardous Materials 7(e, ) — No Tmpact, The prépdééd project is not located

within an airport land use plan or within two miles of an airport. The location of the project is not
anticipated to be threatened by. air traffic hazards (Source: IX. 1, 17). No impacts would result. .

Hazards an.d.H'azafdbus Materials 7(g) — No Tmpact. The fprojecf would not interfere with any
emergency response plan or evacuation plan (Source: IX. 1, 4). There would be no impact. " . -

- Hazards and Hazardous Materials 7(h) — Less than Significant. The project site is located in a
residential area and is stbject to moderdte fire hazards (Source: IX. 1). The Pebble Beach
Community Services District reviewed the project application and recommended 11standard and
one (1) non-standard Conditions of Approval, including (but not limited t6): adequate driveway
design, provision of a fire hydrarit or valve, setback requirements, provision of automatic sprinikler
systems, and installation of an approved automatic fire alarm system (Source: IX. 7d). Pursuant to
compliance with thess Condifions of Approval, the proposed project would result in less than
significant impacts related to fire hazards. s T AR R

8.  HYDROLOGY AND WATER QUALITY . LessThan
| i Signifcant -
. Potentially With .Less Than -
. Sigpificant  Mitigation Significant No
Would the project: o 4 Tmpact Incorperated Impact - - Impact
a) Violate any water quality standards or waste discharge | O . O R

requirements? (Soqrce: 1,2,3,7)

b)  Substantially deplete groundwater stipplies or interfere I o o. ‘n
substantially with groundwater recharge such that there '
would be a net deficit in aquifer volume or a lowering
of the lecal groundwater table level (e.g., the : :
production rate of pre-existing nearby wells would .drop '
to a level which would not support existing land uses or
planned uses for which permits have been granted)?

(Source; 1,2,3,7) .

c¢) Substantially alter the existing drainage pattern of the ‘o o O L
site or area, including through the alteration of the -
course of a stream or river, in .a manner which would
result in substantial erosion or siltation on- or off-site?
(Source: 1,2, 3,7
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HYDROLOGY AND WATER QUALITY _

Would the project:

d)

e).-

g P

1),

: v'Substantxally alter the eXisting drainage pattem ofthe
site‘or. area,. ineluding through the alteration of the
* course of a stream. or river, or substantially increase the

rate of amount of surface runoff in a manner which
would result in flooding on- or off-site? (Source: 1 2,

37

Create or contribute runoff water whichwould exceed

the capacity of existing or planned Stormwater drainage

_systems or provide ; substantial additional sources of .
"polluted rinoff?. (Source: 1 2 3 7)

Otherw1se substantla]ly degrade water quahty‘7 (Source:’
1,2,3, 7)

lace housmg w1th1n a 100-year ﬂood hazard area as

mapped on a federal Flood Hazard Boundary orFlood -

Insurance Rate Map or-other flood hazard dehneat\on

E map? (Source 1, 2 3 )}

Place w1th1n a 100-year ﬂood hazard area structures
which would Jmpede or red!.rect flood flows? (Source

”123n

D

D

Expose people or strustures to a- s1gmﬁcant risk of loss,

injury or death-involving flooding, including flooding

as a result of the failure of a levee or dam? (Source: 1,
2,3,7)

Inundatlon by se1che tsunann or mudﬂow? (Source 1

2,3,7) .

Discussion/Conclusion/Mitigation:

Potentially
Significant
Impact

Less Than
S1gmﬁcant
With
Mitigation

. Incorporated |

0

Less Than '
Significant No
Impact Impact

- n
in| n
= n
o n
I 'D n

o - u

See previous Sections II. B (PrOJect Description) and C (Envuonmental Settmg) and Sectlon IV A
(Environmental Factors Poten‘aally Affected), IX References & Exh1b1ts
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9.~ LAND USE AND PLANNING - - - R Less Than

Significant %
Potentially With " Less Than .
' e e Significant Mitigation Significant No

Would the project: R Impact Incorporated Impact Impact
a) Physzcally divide an estabhshed community? (Source a o g e

1,2,3,4,6) R R ST
b) Conflict with any applicable land use plan, policy, or S| | B = ‘M

" regulation of an agency with jurisdiction over the project B

(including, but not limited to the general plan, specific

plan, local coastal program, or zoning ordinance)

adopted for the purpose of avoiding or mitigating an

environmental effect? (Source: 1,2, 3,4, 6)
¢) Conflict with any applicable habitat conservation planor = O 0o A i (R n

- matural community conservation plan? (Source: 1,2,3, ‘ - : .

' Discussion/ Conclusion/Mitigation:

See previous Sections II. B (PIOJect Descnphon) and C (Enwronmental Settmg) and Secuon IV A
(Environmental Factors Potentially Affected), IX References & Exhibits.

10. MERAL RESOURCES N ' Less Tha.n
T Significant + -
Potentially With Less 'Ihan :
o . L Significant =~ Mitigation =~ Significant . No
Would the project: - Tmpact - Tncorporated ~~ - Tmpact - : Impact:
a) Result in the loss of availability of 2 known mineral 3x| o [ = .

resource that would be of value to the region and the
residents of the state? (Source: 1, 3)

b) Resultmthe loss of availability of aloca]lylmportant O o [ hs I .om
mineral resource recovery site delineated on a local - el BV

general plan, specific plan, or other land use plan?"
(Source 1,3) ‘

DlSCllSSlOll/ Conclusmn/l\’_[ltlgatlon'

See previous Sectlons IL B (PIOJect DescnptLon) and C (Environmental Se’ttmg) and Sect1on Iv. A
(Environmental Factors Potentially Affected), IX References & Ex]:ubﬂs o
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P,

Less Than

‘11.  NOISE
s Significant
Potentially With Less Than
L Significant Mitigation Significant ~ No .
'Would the proj e’ct result in: Impact Tncorporated -~ Tmpact = Tmpact’
z) Exposuré of persons to or generation of noise levels in o g o, E
excess of standards established in the local general plan '
or noise ordinance, or applicable standards of other o
agencies? (Source: 1,2, 6) - o o
'b) Exposure of persons to or generation of excessive o o o : I
ground borme vibration or ground borne noise levels? s o
(Source: 1,2,6) PR
Q) A substantial permanent increase in ambient noise o O m| ) |
levels in the project vicinity above levels existing L o Y
without the project? (Source: 1,2, 6) ’ )
d A substantial temporary or penod1c increase in amblent El n ] [m]
noise levels in the project vicinity above levels existing -
without the pro_]ect" (Source 1,2,6)
'e) For a pro_]ect located w1thm an au'port iand use plan or, . o ti» 8 ] e ‘m
" where such a plan has not been adopted, within two ‘ s
miles of a public airport or public use airport, would ’
the project expose people residing or working in the
project area to excessive noise levels? (Source 1,2,
9) , i :
f) Fora pro_] ject w1thm the v1cm1ty of a pnvate a1rstnp, O O O L}

“would the prOJect expose people residing or working in
the project area to excessive noise leve1s9 (Source: 1,

2,6)

Discussion/Conclusion/Mitigation:
11(a), (b), (c), (¢) and (f) No Impact -

_ ll(d) Less than Significant with Mitigation Incorporated Sens1t1ve receptors in the vicinity of the
*. site include the dormitories on campus, class rooms, faculty offices and single family residences to
the west of the campus. The pr03ect will generate noise during the grading and. construction,
however, that would be a short-term issue, and no permanent or long-term increases in ambient
‘noise levels are expected.’ The followitig mitigation measures Would make noise 1mpacts less than

significant.

Mltlgatlon Measure #1

mechanisms.

Mitigation Measure #2
The hours of operatlon shall be between 8am and 5pm, Monday through Friday.

Rob

ert Louis Stevenson School Initial Study PLN080375

All construction ‘equipment shall use noise suppressant dev1ces for the muffler/exhaust
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12. © POPULATION AND HOUSING'

Less Than
Significant
Potentially With " Less Than
_ o : . : Significant ~ Mitigation  Significant No
Would the project: . . , Tmpact Ineorporated Tmpact Impact .
a) Indnce substantial population growth in an area, either | O B o om
directly (for example, by proposing new homes and : ' : “
businesses) or indirectly (for example, through
extension of roads or other infrastructure)? (Source: 1,
2,3)
b) Displace substantial numbers of existing housing, O o [m ]
necessitating the construction of replacement housing ' ’
elsewhere? (Source: 1, 2, 3)
¢) Displace substantial numbers of people, necessitating 0 O O |
the construction of replacement housing elsewhere?

(Source: 1,2, 3)

Discussion/Conclus‘ion/l\ﬁtigation'~- '

See prevmus Sections I. B (PIOJect Descnptlon) and C (Eavironmental Setting) . a.nd Section IV A

(Envuomnental Factors Potentially Affected), References & Ex]nblts

13, ‘PUBLIC S_ERVICES ] Less ThanA :
‘ Lo ‘ Significant e e T
Potentially With - Less'Than ~, . =
‘ ' . - Significant . Mitigation - '.Significant. - Ne.
Would the project result in: : . ~ Impact . Incorporated” - Impact. . Impact
Substantial adverse physical impacts associated with the o .
provision of new or physically altered governmental
. facilities, need for new or physically altered governmental
Facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
. objectives for any of the public services:
a) . Fire protecﬁon?.(Souree: 1,2,3) O O O |
b) Police protection? (Source: 1,2, 3) m| - o |
c) Schools? (Source: 1,2, 3) O O | n
d) Parks? (Source: 1,2, 3) m| . l:l jm} i 5
| | O |

e) Other public facilities? (Source: 1,2, 3)

Dlscussmn/Conclusmn/l\’htlgatlon-

See previous Secuons 1I. B (Project Description) and fo (Environmental Settmg) and Sectlon Iv. A
(Bnvironmental Factors Potentially Affected), IX References & Exhibits. S

Robert Louis Stevenson School Initial Study PLN080375
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RECREATION

™ Loss Than

14.
Significant
Potentially With- Less Than )
o : - Significant ~ Mitigation  Significant No -
Would the project: - Impact Incorporated Impact  Jmpact
a) Increase the use of existing neighborhood and regional o m] o W
parks or other recreational facilities such that substantial " ' REEERE
physical deterioration of the facility would occur or be .
accelerated? (Source: 1,2, 3)

b) Does the project include recreational facilities or require O O O [ |

the construction or expansion of’ recreatlonal facilities
which might have an adverse physical effect on the
environment? (Source: 1,2, 3)

Dlscussmn/ Conclusmn/Mltlgatlon'

See prevmus ‘Sections II. B (Project Descnptmn) and C (Env:ronmental Sattlng) and Section IV A
=(Env1ronmental Factors Potenhally Affected) IX References & Exhlblts

. Discussion/Conclusion/Mitigation:

supporting alternative transportation (e.g., bus turnouts,
bicycle racks)? (Source: 2, 3, 16)

Robert Louis Stevenson School Initial Study PLN080375

15. TRANSPORTATIONII‘RAFFIC +'Léss Than -
: o S1gn1ﬁcant :
Potenﬁally, - With . Less Than :
' ' o o Significant - Mitigation - Significant  No

Would the project: . o : Impact  Incorporated - Impact - - Impact

a) Cause an increase in traffic wh1ch is substanf:lal in . O O = m)
relation to the emst:mg traffic load and capacity-of the . '

- street system (i.e.; result in a substantial increase in
either the number of vehicle trips, the volume to capacity
ratio on roads, or congestion at intersections)? (Source:
2,3, 16)

b) Exceed, either md1v1dually or cumulatlvely, a level of e g | O
service standard established by the county congestion ‘ x
management agency for designated roads or highways?

(Source: 2, 3, 16)

c) Result in a change in air traffic patterns, including either - O O O n
an, increase in traffic levels or a change in location that
result in substantial safety risks? (Source: 2, 3, 16)

d) Substantially increase hazards due to édesign feature O a L] 0
(e.g., sharp curves or dangerous intersections) or
mcompauble uses (e.g., farm equipment)? (Source: 2, 3,

16)

e) Result in inadequate emergency access? (Source: é, 3, O O | O
16)

f) Result in inadequate parking capacity? (Source: 2, 3, 16) O O T O )

- g) Conflict with adopted policies, plans, or programs: - | | 0
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A Parkmg and Traffic Study was prepared-for the project by Higgins. Associates, dated August 1,

2008 (Source # 16). The report. concludes that the relocation of drop-off and pick-up areas, the
reconfigured property access to align with Lisbon Lane, and the relocation and construction of two
parking areas, all serve to enhance public safety and to meet or exceed the Parking requirements of
the Zoning ‘Code. During construction activities, present drop-off and pick-up areas will be
temporarily relocated. New and temporary parking facilities will be constructed and. arranged for
prior to demolition of -existing parking facilities. All relevant intersections studled by Higgins
Assoolates will continue to operate at levels better than LLOS C during construction. And ‘as no new
students or new faculties are proposed, parking demand will not increase. Twelve net new parking
" spaces are being provided. As the construction is proposed to be phased by the applicant; the
project will requlre no mitigation measures beyond standard cond1t10ns of approval -

15(a), '(b) Less Than Significant Impact - Approval of the ProJect w111 not cause: an increase in

traffic in relation to the existing traffic load and capacity ‘of the street system, or exceed, either
individually or cumulatively, a level of service standard established by the county’ congestlon
© management agency for designated roads or highways. Therefore the potential impact to these
resources will be Iess than significant. ' .

15 (¢), No Impact. The proposed project is not 1ocated near any aJ:fports and wﬂl not change air
traffic patterns. Therefore, the there will be no 1mpact to these Tesources. ‘

15(d), (e), (D), (g) Less Than Significant Impact — The prOJect proposes unprovements to
intersections and access and expands the parking supply by twelve spaces without adding demand of
new students or faculty. These improvements will also serve to facilitate and improve emergency
access. The applicant’s proposal does not conflict with pol101es plans or programs supporting
alternative transportation.

16. UTILITIES AND SERVICE SYSTEMS 4 S Less Than
' o Significant
Potentially With Less Than
' . _ Significant =~ Mitigation  Significant No
Would the project: ' Tmpact - Incorporated  Impact  Impact

2) - Exceed wastewater treatment requirements of the a ' O O i
" applicable Regional Water Quality Control Board? . ' ’ ’
(Source: 1,3,7)

b) Require orresult in the construction of new water.or | . o - o - n
wastewater treatment facilities or expansion of existing ' el ST
-facilities, the construction of which could cause
significant environmental effects? (Source: 1, 3,7)

¢) Require or result in the construction of new storm water |} O O n
drainage facilities or expansion of existing facilities, the. .
construction of which could cause significant
environmental effects? (Source: 1,3,7)

- d) Bave sufficient water supplies available to serve the a [} O R

project from existing entitlements and resources, or are
new or expanded entitlements needed? (Source: 1,3, 7)
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16. . UTILITIES AND SERVICESYSTEMS =~ -~ . =~ Less Thau :
, : ' ‘ : ' ' ‘ C T Significant 1 ' :
_ ‘ Potenﬂal.y © With~ ¢ Less Than '
o B e ._,Slgmﬁcant: Mitigation ~  Significant  No -
Would the prOJect. o . v - Tmpact- . Incorporated . .Jmpact: _ Impact °
e) ResultmadetermmatmnbytheWastewatertreatment RRCHETES IS AP = I 1 5 (LI FSEE

* provider which serves or may serve the project that it has .
» adequate capacity to. serve.the project's projécted .
- ;demand in addition to the, provider's existing
, commmnents? (Source 1,3,7)

f) Be served by a landfill with suiﬁcieﬁt’péfmitte‘c'i'éapacity g A i

_ to accornmodate the project's solid waste dlsposal ' ' o

. needs? (Source::152,3, 6, 7) et e T
g) .Complywn‘hfederal state andloca]statutes and El ' - O _: L |:| B L
' _'regulanonsrelatedto sohdwaste? (Source 1,2, 3 6, 7) : S T

Dlscussmn/Conclusmn/Mltlgaﬁon.

See prev10us Sectlons ]I B (PIOJect Descnpuon) and C (Enwronmental Settmg) and Sectlon IV A
(Envuonmental Factors Potentlally Affected), IX References & Exhlbfts '

VIL. MANDATORY FINDINGS OF SIGNIFICANCE
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. Less Fhan .
R Sig‘niﬁéant : '
Potentially - = With- -~ LessThan, -
S L e - SR ' -Significant - - Mitigation Significant . .~ No .- .
Does the prOJect R RII -* . Impact . Incorporated . . Fmpact- lmpact.,,.f

a) Have the potential to degrade the quahty ofthe - grT R s O ves
* gfvironment; substantlally reduce the habitat of afish 0 . . , , DEETRI : o
. or wildlife species, cause a fish or wildlife population
- to-drop below self-sustaining levels, threatento
eliminate a plant or animal commumty, reduce the
‘ number ot restrict the range of a rare or endangered
B ‘plant or animal or eliminate important examples of the
* major petiods of California history or prehistory? -
- [(Source: 1X. 1,2, 3,4, 9, 10, 11, 12,13, 14, 15,16 (-
'Exhiblt B). : , . ‘

b) Have 1mpacts that are individually limited, but S = o =m0 O
- comulatively considerable? ("Cumulatively ’ T
- considetable™ means that the incremental effects ofa
project are considerable when viewed il connection
with the effects of past projects, the effects of other
current projects, and the effects-of probable future. . .
projects)? [(Source: IX. 1, 2, 3,4, 9,10, 11, 12 13 ‘14,
15, 16 (Exhibit B)[ .

c) Have environmental effects which will cause sub‘stantial 0 [} B O
. adverseeffects on human beings, either-directly or o » Sy L :
. indirectly? [(Source: IX. 1, 2,3, 4,9, 10, 11, 12, 13,

14 15 16 ( Exh.lblt B)]

Dlscussmn, Analys1s and ConclusmnS' '

a) LeSs than Significant with Mlt;l_g__on Incorporated Based upon the ana1y31s throughout thls
Initial Study, the proposed project would not have the potential to degrade the- qua11ty of the
environment, substantially reduce the habitat of a fish or wildlife species,-cause:a fish-or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant or animal or ehmmate
1mportant examples of the major periods of California history or prehlstory All potentlal 1mpact
areas are deemed less than significant with Condrtlons of Approval and Mmgauon Measures set
forth within this Initial Study. Impacts would be less than significant with mitigation mcorporated

(b) Less than Significant: The project would contnbute mcremental cumulatlve 1mpacts to aJr
quality degradation, as described in Section VI3 (Alr Quality). However, this impact would be less
than ﬂgm.ﬁcant The project would not result in impacts related to. tansportatlon or traffic, nor
wiould it contribute to cumulative groundwater depletion. As described in this Initial Study, the
incremental air quality, noise, transportation/traffic, public services, and utilities impacts of the
" project, when considered in combination with the effects of past projects, current projects, and
probable future pro_]ects in the planning area, would result in less than significant 1mpacts upon
incorporation of conditions of project approval. Project impacts related to several issue areas,
including geology, hazards, and hazardous materidls would be site-specific and would result in no
cumulative impacts. -

(c) Less than Significant: Conditions of Approval would ensure consistency with relevant General
Plan and Local Coastal Plan policies and development standards concerning aesthetics, biology,
cultural resources, geology and soils, hydrology and water quality, transportertlon/trafﬁc and utilities
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and service systems. Global Warming: The enactment of AB 32, the Global Warmmg Solu.trons
Act, was signed into legislation by Governor Schwarzenegger in September 2006 and reqmres that
greenhouse ‘gases emissions be reduced to 1990 levels by the year 2020. Increased emissions of
greenhouse. gases-due to. developmental pressures have resulted in multiple adverse: environmental
effects, including, sea level rise, increased incidence and intensity of severe weather events (e.g.,
heavy rainfall, droughts), and extirpation or extinction of plant and wildlife. species: - Further
emissions contributihg to climate change are attributable-in large part to human activities associated
with the industrial/manufacturing, utility, transportation, residential, and. agncultural sectors. - Given
the 81gmf1cant advetse - enwronmental effects assoclated Wlﬂl anthropo gemc chmate change

indirect biological and hydrologrcal impacts. However When analyzrng a pro_1ect’s potentlal to
affect climate change, it is important to note that neither CEQA nor current case-law 1den1:1ﬁes

thresholds or other direction in measuring or evaluating the efféct of individual projects on ‘global

warming. As a result, in the-absence of applicable methodology. and. thresholds the significance of
* the project’s effect on global warming cannot be quantlﬁed Furthermore given the transboundary
nature of greenhouse gases, the cumulative global emissions: contnbutmg ito.climate change.can be -

. attrrbuted to every nation, region, and city, in adchtlon to naturally occumng phenomenon

,VHI. FISH AND GAME ENVIRONMENTAL:DOCUMENT_EEES L
Assessment of Fee: .

The State Legislature, through the enactment of Senate B111 (SB) 1535 revoked the authonty of lead
agencies to determine that a project subject to CEQA. review had a “de minimis™ (fninimal) effect on - .
fish and wildlife resources under the jurisdiction of the Department of Fish and Gatne. Projects.that

were determined to have a “de minimis’ effect were exempt from payment of the ﬁhng fees.

SB. 1535 has eliminated the provision for a determination of “de minimis’ eﬂ‘ect by the lead agency,
consequently, all land,development projects that are subject to environmental review are now subject
to the filing fees, unless the Department of FlSh and Game determrnes that the pIOJ ject will haveé no-
effect on fish and wildlife resources. - , . r. -

To e con51dered for deterrmnahon of “no eft’ect” on fish and wildlife resources, development :
apphcants must submit a form requestmg ‘'such determination to the Department of Fish atid Game.

Forms may be obtained by contactmg the Deparlment by telephone at (916) 631- 0606 or through the
Department’s web51te at WWW dfg. cagov '

Conclusion: - The project would be requued to pay the fee.

Evidence: Based on the record as a whole as embodied in the Plannmg Deparnnent files
- pertaining to PLN080375 and the attached Imhal Study / Proposed Mlttgated Negative
Declaration. r
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IX. REFERENCES -

1. Combined Development Permtt Appllcatlon (dated August 4, 2008) and De31gn Approval
File No. PLN080375

Monterey County General Plan, adopted September 30, 1982.
Del Monte Forest Land Use Plan '
T1t1e 20 of the Coastal Implementatlon Plan Part 1 (Zoning Ordmance)

CEQA Air Quality Guidelines, Monterey Bay Unified AJr Pollutron Control D1str1ct,
" Revised June 2008

.6. Planning & Building Inspection Department’s Geographlc Information Systems Iniranet
-Mapping Service. .

S

7. Monterey Peninsula Water Management District cOmmercial water use calculation form

8. Preliminary Cultural Resources Reconnaissance fo:r'the Stevenson School prepared by
Axrchaeological Consultmg, dated April 9, 1990 &February 27,1992 & May 3, 2002.

9. Forest Management Plans Onglnal report prepared by Hugh Smith Urban Forestry
Consulting dated February 12, 1992. Addendum to Forest Management Plan prepared
by Staub Forestry & Environmental Consulting, dated July 30, 2008. ‘

- 10. Biolo glcai Resource Assessment for the Robert Louis’ Stevenson School prepared by Zander
Associates Environmental Consultants dated June 26, 2008

11. Historical Resource Study, prepared by Page & Turnbull Inc dated July 30, 2008

12. Geological Report & Geotec'hmcal Invesugatron prepared by Moore Twining & Associates .
Ihc., dated Tuly 15,2008. :

13. General Development Plan for the Casco and Douglas Hall additions and alteratlons with
improvements to the main ‘entry into the School property. Prepared by apphcant for the -
County of Monterey, dated July 30, 2008. B

14. The California Natural Diversity Database 11st1ng and the California Native Plant Society’s
TInventory of Rare and Endangered Plant listing, available for reference at the Monterey
County Planning Counter. .

15 The Monterey Bay Unified Air Pollution Control Dlstnct (N[BUAPCD) and the Air Quality
Management Plan (AQMP) listings, available for reference at the Monterey County
Planning Counter. -

16. Stevenson upper School Parking and Traﬁic Study, prepared by Hrgglns Associates, Civil &
Traffic Engineers, dated August 1, 2008.

- 17. Monterey County Geographical Information’s System (GIS) resources data maps.

* 18. California Department of Toxic Substance Control Hazardous Waste and Substances Site
List—Site Cleanup (Cortese List). hittp://www.dtsc.ca.gov/SiteCleanup/Cortese List.cfn

19. Interdepartmental Review, Agency Comments, and Conditions:

a.- Environmental Health Department (August 25, 2008)..
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b. Water Resources Agency (August 25, 2008)
c. Public Works Department (August 25, 2008).

d. Pebble Beach Coﬁmpnity Services District (August 27; 2008). - -

e. Parks Department (August 25, 2008)
X. EXHIBITS

A . Location / Vicinity Map
- B.  Project Construction Plans

Robert Louis Stevenson School Initial Study PLN080375
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Exhibit_H__,

General Development Plan

Stevenson School
3142 Forest Lake Road

" Pebble Beach, California 93953

- Prepared in accordance with Requirement #38
of the “Instructions and Filing Procedures for Land Use

andADéveIobrﬁent Applications” for the proposed project:

Casco and Douglas Hall Additions and Alterations

with improvements to the Main Entry into the School property

Prepared by:
Hornberger + Worstell Architects
San Francisco California

30 July 2008
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Allowed Uses

Zoning designations for the subject property are IC (CZ) and OR (CZ). See attached
Exhibit A for parcel numbers with Zoning desngnatlons

° Per Title 20 section 20.21.050A., this proposed prOJect is not a change of use nor
is it a changein the mtensuty of the present use.

e Per Title 20 section 20.21.060A and 20.38.050H, L, and O, the subject project is
consistent with the conditional uses allowed within the des:gnated zoning
districts. S o '

Project Designated Uses

1. Douglas Hall — Presently serves as the main reception and administrative
building for the School and consists of 9,511 gsf. . This area includes-the
existing garage adjacent to Douglas Hall presently ‘used for. storage and
security. There are also some dorm and resident faculty housing
accommodations located in Douglas Hall. The subject project proposes to
remodel and enlarge ‘the building to centralize administrative functions on
campus, improve upon their. present spatial deficiencies, improve the School’s
ability to provide reception funct_i'o,ns and alumni activity, and to seismically
upgrade the existing archaic cohstruction. The School will not be increasing its
staff count as a result of these improvements. A portion of Douglas Hall
presently housing boy’s dormitory rooms and resident faculty housing will be
displaced by these improvements and will be relocated to the proposed
improved Casco Residence building. In the completed aggregate, the new
Douglas Hall will total 13,514 gsf. See sheets A2.01 and A2.03.

2. Casco Residence — An existing dormitory with 4,343 gsf proposed for
alterations and additions to improve existing girls’ dormitory quarters. This
project will also add a new wing for boys, who will be moved from a portion of
Douglas Hall. Casco Residence will also accommodate the displace resident
Faculty Housing mentioned above. The combined area of new and existing will
provide a total of 11,941 gsf. See sheets A2.02 and A2.04.
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. Relocated Main Entry Site Work — The project proposes to relocate and
reconfigure its main entry to aligh with Lisbon Lane.  This will vastly improve
the safety and effectiveness of all vehicular access to the property. It also
makes possible a greatly improved drop off area for school buses and parents,
as well as a more orderly plan for the desired separation of parking, services
access, and fire truck access. The proposed main entry site work also
facilitates fire truck access improvements beyond this area, completing an
Emergency Vehicular Loop through the north end of the campus. See sheet

A1.02 and C1.00.

. Temporary Facilities — During the construction, administration functions will
be temporarily housed in other buildings on the campus. Only one
department, Admissions, will require a temporary modular to be brought on
- site, which will consist of 1,344 gsf. Similarly, students displaced from dorm

rooms will need to be housed in other facilities and it is proposed that
temporary modulars also be provided for this purpose, con5|stmg of 4,704 gsf.

See Sheet A1 01.

. Campus Master Plan — For a listing of other buildings, both existing and
- planned- for i in the future see Exhibit B attached. - ' :
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2. Operation

* Hours of Operation

e Administrative Operations- 8 am to 5:30 pm
& 'Delivery Hours-8 am to 5 pm -
e ‘Re,s:idle_nAt' Hours-r,‘7‘ am to 11-pm (Dormitories occupied 24 hours)

® Programmed functions within Construction Areas- none
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3. Number of Employees
e Minimum 150 Fulltime and Part time staff working 20 hrs or gr_eater‘

e Maximum 30- 50 Part time staff and s‘ubstitute_ teachers working 20 hours or
 less ” - o
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4. Parking

The entire cahwpus"'contains a total of 291 ba'rking's;baces' In addition, the peak
emplrlcal count of parking on campus during peak drop-off pick- up perlods is 260
cars. See nggms Traffic Study report dated 30 July 2008, Per'the off street
parking rates in Title 20, Section 20.58.040, a high school of thls size requires 190

spaces.

Presently, within the immediate project area there are 83 pafking spacés. Some
of these will be displaced during construction resulting in 42 remaining spaces.
See Exhibit Cand D attached.

Just prior to cdnstructi'c')n, the new parking area, which is a pért of the main entry
reconfiguration, is proposed to be constructed which will allow for 42 spaces to be
maintained in the immediate vicinity of the project area. Special attention is also
given to the coordination of construction access and School staff parking. See
~ Exhibit D attached. The project area, which is the main approach to the school,
will require a separaté, temporary location for reception to the School at Atwood . -

Dormitory off Faculty Drive.

To make up for the deficit of 41 spaces in the front of the School during
construction, another temporary parking lot is proposed to be located at the .
corner of Forest Lake road and Faculty Drive. See Sheet A1.01 and C1.02. This lot
will accommodate 42 cars making up for the 41 displaced in the construction area.

After the completion of construction, the reconfigured main entry within the
project area will provide for 67 parking spaces. The differential of 16 from the
present count of 83 will be absorbed by the surplus of parking throughout the
campus. See Higgin’s Traffic Study Report dated 30 July 2008 an A1.02.
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5. Site Improvements/Site DeVelopment Standards

Per the zoning de5|gnat|ons IC (CZ) and OR (C2), the Site Development standards per
f sectlon 20 21.070 and are as follows -

. Maxrmum S Building ~ Minimum

Zonje’ o Structure Height ~ Setbacks ~ Site Coverage  Bldg. Site Area
IC (CZ) ~ 35ft - setbyMC - 40%max 10,000 sf
VJO.R‘"('(:Z:'Z)" " 30ft  ° front 30ft none - none
side 20 ft AR

rear 20 ft
.' \
The subject project conforms with all site development crlterla listed above and

below and is shown on the following drawmgs

Criteria - . Casco Residence - Douglas Hall

Max Ht see A3.04 - "~ seeA3.03
SetBacks =  seeAL01 | ‘see A1.01
Bldg Site Coverage '
Min Site Area
Grading , see C2.01, | o see C2.01,

~ C1.02,C1.01 . C1.02, C1.01
Erosion Control see C4.01 . see C4.01

Request for modifications of Title 20 site development standards are not anticipated

for this project.
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6. Sign Program

“The subject prOJect shall conform to Tltle 20, Sectlon 20. 60 and rt is not
anticipated that exceptions will be requested The program will lnclude various
'low level dlrectlonal SIgnage to complement the new drop off drive and parking,
:whlch will be on School property. The prOJect proposes that the existing,

‘ ";’prewously approved Iow level Campus Entry sign, Wthh is approx 4 ft H. x.7ftL.,
be relocated to the new entry and will possibly be in the ROW. In addltlon
_various Fire Department required. srgnage will be mcorporated lnto the project.

| See sheet A1.01.
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7. Materials and Colors

The subject proj’ect evr'nploy'sa materials and color palette that is complementary
to ‘and consistent wrth adJacent campus buildings and their context In addition,
the style for Casco Resrdence is a regtonal and forest inspired language of shingles,

_ :tr:m board with accents of local stone done in colors and tones responsrve to
'other dormrtorles to create a dlstmctlve continuity. Douglas Hall, whlle being the
first burldlng bU|lt on campus is an. example of Medlterranean Revrval and. -
| ‘mcorporates a hlstorlcally sensitive palette to match cement plaster wood |
‘window trim and shutters and clay tile roofs in “the followmg respective
l'color/tones nght belge aged cedar/taupe and burnt umber/orange Where

additions to Douglas Hall occur, the materials palette complements the original

| materlals wh|le also dlstlngwshlng these areas wrth materlals such as natural ipe
_ wood (medlum brown) srdmg and vertlcal sun louvers avery dark brown standmg
‘seam copper rooflng, taupe colored alummum window sash and belge colored
“stone base accents The desrgn intent is to allow the south facade Wthh presents
Jfltself to the street to carry on the orlgmal palette while the new aClClltIOl"IS which
predommately occur on the back or ‘north srde of the bu1ldlng, are |ntended to be
| sensrtlve and responsrve to the adjacent Rosen Student Center drawmg upon that -

burldlng S palette See materlal color photos subm|tted in the ”Desrgn Approval

Request Form.”
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8. Landscape Plan

' The landscape plan for the subject project shall be in conformance with Title 20,
| 'Sectlon 20.21. O7OD and shall mclude drought tolerant plantlng wrth an, emphasis
on mdrgenous speC|es A llmlted amount of sodded area WIll be used as an
extensron of the campus grounds and their |rrlgat|on wrll be malntalned with
reclalmed water The pavrng systems proposed are |ntended to provrde minimum
:”'SIte coverage to allow for percolatlon whlle prov1d|ng necessary lmkages between
'campus destlnatlons The Iandscape plan at the reconflgured maln entry will also
feature a reforestatlon wrth lndlgenous conlfers presently where the main access
drive |s and connectlng to the exnstmg forested area surroundmg the School
Chapel In worklng closely W|th the Forester for the prolect the proposal for the
. 'reconflgured entrance drive |s also mtended to preserve and manage as many
healthy conlfer trees as possrble by carefully mtegratlng and locatlng the new
| 'drlve and parkmg in and around the trees. ThIS landscape strategy SImultaneously
creates a more tallored VIsta from the street to the ma|n receptlon building,
' Douglas Hall. It also organlzes and enhances the approach experlence to the
School Wlth the loop around a large natural forest meadow ”lsland 7 A small
| 'guard station is proposed to be located close to the entrance off Forest Lake Road
and nestled along’ the drlve—around |sland to prowde v15|tors ‘with greatly

| |mproved directions and enhanced securlty See sheet LO 01 and Al. 02.
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9. Exterior Lighting

The exterior lighting for subject project shall- be in conformance with Title 20,
~Section- 20.21.070E, and will be designed to .create an unobtrusive and
~ harmonious night environment with neighboring parcels and within-the School
- property itself. This will be accomplished through low-level, non-glare fixtures
- located - sparingly to meet minimum lighting levels for both - vehicular and
pedestrian paths. At exterior:building entry locations, special consideration shall
be given to eliminate off-site glafe-with energy efficient lighting fixtures. The
aesthetic objective of the night lighting is to allow the warm glow from the .
building windows be the dominant perception. See note on sheet L0.01.
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10. Trash / Recycling

The School maintains an- efficient; system of trash removal and recYcling
throughout its campus.. A new trash.and recycled area is proposed to be located
to the east of Douglas Hall and to the:south of Reid:Hall (the Cafeteria) located off
of'a paved service delivery turn around area. This area is strategically intended to
belocated in the back-of-house area serving both Douglas Hall and the Cafeteria.
.. The new recycling area will consist 6f a natural wood fenced area tucked into an
“ared surrounded by trees to maintain an attractive and discrete removal system.
‘See sheet 1L0.01. . ‘ :

~ End of General Development Plan
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EXISTING FACILITIES
. Facl:l‘l‘ky--l'l‘uuling . 4 .
+ Gymnasium . | e

Administration Building
Academic Building
Library .
Science Building
Fine: Arts Building =~/
Auditorium
© Cafeteria
. Chapel

- ‘r .
BeRNP s

PROPOSED FACILITIES

. e
11. Replacement. Residence Hall - Wilson
12, Repl “Resid Hall - S]] A
~ = -13. Replacement Residence Hall - Day. L
% .14 Replacement. Residence -Hall - Amood “

} 16.  Administration Wing L’\\,(VW
@ 17. Student Activity Center .

18. Classcoom Unit*
19. Faculty Housing
20. Competiilve ‘Athletics Centér

21. Replacement Maintenance Center
22, Footbeldge, .

3, ~Seience Labs Reptacemint ké
24, New Residenes Hall .

'MASTER SITE PLAN

PEBBLE BEACH,” CALIFORNIA

ROBERT LOUIS STEVENSON SCHOOL

gt aged -
g Hqiyxy

; - SNk SRR — N p— 2005
o HORNBERGER + WORSTELTL INC -
SCALE; 1"=100" .
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