MONTEREY COUNTY PLANNING COMMISSION

Meeting: June 24, 2009 Time: 10:00 am. | Agenda Item Nos.: 3 & 4

Project Description: Combined Development Permit (PLN060652) consisting of a Coastal
Administrative Permit to allow for the relocation of six modular classrooms to include connection to
existing electrical, fire alarm, data and phone systems in order to clear code violation CE060265; a
‘| Coastal Development Permit to allow modification of parking requirements due to the unusual
characteristics of the site vicinity; a Coastal Administrative Permit (PLN060651) to allow the
construction of a 3,232 square foot classroom wing (Building P) containing three regular classrooms
with three smaller spaces to replace three of the modular structures upon completion of construction;
and a Coastal Administrative Permit to allow 5,400 square foot multi-purpose auditorium (Building
Q) to replace the remaining three modular structures upon completion of construction; and Design
Approval.

Project Location: 2770 15th Avenue, Carmel APN: 009-511-001-000
Planning File Number: PLN060652 and Owner: Carmel Unified School District
| PLN060651 Agent: Tony Lombardo, Attorney
Planning Area: Carmel Area Land Use Plan Flagged and staked: Not required for
. safety reasons

Zoning Designation: “PQP-D (CZ)” [“Public Quasi Public with Design Control in the (Coastal
Zone)]”

CEQA Action: Categorically Exempt per Section 15314

Department: RMA - Planning Department

RECOMMENDATION: ' ,
Staff recommends that the Planning Commission adopt a resolution (Exhibit C) to:
1) Approve PLN060652 and PLN060651, based on the findings and evidence and
subject to the conditions of approval (Exhibit C1):

PROJECT OVERVIEW: ,
On May 29, 2008 the Combined Development Permit (PLN060652) to clear code enforcement
file CE060265 and the Coastal Administrative Permit (PLN060651) to allow a 3,232 square foot
classroom wing were presented to the Zoning Administrator. However, due to neighborhood
concerns regarding traffic and parking safety issues, the Zoning Administrator determined there
were unresolved issues. Also, it was discovered that a future application for a multi-purpose
auditorium was being prepared for submittal to the County. The Zoning Administrator
recommended staff work with the applicants to revise the projects, address traffic and parking
impacts and then referred both projects to the Planning Commission. PLN060651 has been
revised to include the multi purpose auditorium.

Since that time, the applicants were required to address current water use/fixture standards with
the Monterey County Water Resources Agency and the Monterey Peninsula Water Management
District. Those issues have been addressed. Planning staff also requested a traffic analysis to
address the parking and safety issues and to provide options to alleviate the situation. After
several meetings and site visits with the applicants, their representatives, and County Planning
and Public Works, a revised traffic analysis was received on April 22, 2009. It contained several
options, two of which are being recommended by County Staff. '

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:
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v RMA - Public Works Department
Environmental Health Division
~ Water Resources Agency
Cal Fire Coastal District
Parks Department
California Coastal Commission

Agencies that submitted comments are noted with a check mark (“N”).Conditions recommended
by RMA — Public Works and Water Resources Agency have been incorporated into the
Condition Compliance/Mitigation Monitoring and Reporting Plan attached as Exhibit 1 to the
draft resolution (Exhibit C).

The original application was referred to the Carmel Unincorporated/Highlands (LUAC) for
review on April 21, 2008. Neighbor, Bart Hancock, spoke to impacts regarding traffic and
congestion and student safety during drop off and pick up hours. The Committee recommended
a (3-0) vote to approve the project and recommended the school meet with the neighbors in an
effort to reduce concerns for safety and traffic. (Exhibit E)

The revised project was referred to the Carmel Unincorporated/Highlands (LUAC) for review on
May 4, 2009. The Committee recommended a (4-3) vote to approve the project as a whole with
structure design recommendations and a condition that parking and traffic impacts be resolved.
Minutes and two opposition letters from Bart Hancock received at the meeting are attached as
Exhibit F.

A letter in support of the project received from Congressman Sam Farr is attached as Exhibit G.

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

C(Q%Commissionw

Elizabeth Gonzales, AssoOcit 'Plaﬁr

(831) 755-5302, gonzalesl@sa.monterey.ca.us
June 12, 2009 v

cc: Front Counter Copy; Planning Commission; Carmel Fire Protection District; Public
Works Department; Parks Department; Environmental Health Division, Water
Resources Agency; California Coastal Commission; Laura Lawrence, Planning Services
Manager; Elizabeth Gonzales, Project Planner; Carol Allen, Senior Secretary; Carmel
Unified School District, Owner; Tony Lombardo, Agent; Bart Hancock, interested
party; Planning File PLN060652 and PLN060651

Attachments:  Exhibit A Project Data Sheet
Exhibit B Project Discussion
Exhibit C Draft Resolution, including:

1. Conditions of Approval
2. Site Plan, Floor Plan and Elevations

Exhibit D Vicinity Map

Exhibit E Advisory Committee Minutes (LUAC) dated April 21, 2008

Exhibit F Advisory Committee Minutes (LUAC) and comment letters dated May 4, 2009
Exhibit G Letter k))f Support dated June 3, 2009

This report was reviewed by Laura Lawrence, Planning Services Manager
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EXHIBIT A

Project Information for PLN060652

Project Tite: CARMEL UNIFIED SCHOOL DIST
Location: 2770 15TH AVE CARMEL Primary APN: (009-511-001-000
Applicable Plan: Carmel Land Use Plan Coastal Zone: Yes
Permit Type: Combined Development Permit Zoning: POP-D(CZ)
Environmental Status: Exempt Plan Designation: PUBLIC QUASI PUB
Advisory Committee: N/A Final Action Deadline (884): 6/29/2009
Project Site Data:
. Coveiage Allowed: 25%,
Lot Size: 180,283 Coverage Proposed: <5%
Existing Structures (sf): 33,681 SF Height Allowed: 15 FEET
Proposed Structures (sf): 8632 SF Height Proposed: 15 FEET
Total Sq. Ft.: 42313 SF FAR Allowed: N/A
FAR Proposed: N/A
Resource Zones and Reports:
Environmentally Sensitive Habitat: No Erosion Haz.ard Zone: TLOW
Biological Report #: N/A Soils Report #: N/A
Forest Management Rpt. #: N/A
Archaeological Sensitivity Zone: HIGH Geologic Hazard Zone: ]
Archaeological Report #: LIB070496 Geologic Report # N/A
Fire Hazard Zone: L.OW Traffic Report#: N/A
Other Information:
Water Source: PUBLIC Sewage Disposal (method): PUBSEWER
~ Water Dist/Co: CAL-AM WATER Sewer District Name: CAWD
Fire District: CARMEL HIGHILLANDS FPD Grading (cubic yds.): (0.0

Tree Removal: N/A

Date Printed:  06/17/2009



EXHIBIT A

Project Information for PLN060651

Project Title: CARMEL UNIFIED SCHOOL DIST

Location: 2770 15TH AVE CARMEL Primary APN:  009-511-001-000

Applicable Plan: Carmel Land Use Plan Coastal Zone: Yes
Permit Type: Administrative Permit Zoning: POP (CZ)
Environmental Status: Exempt Plan Designation: PUBLIC QUASI PUB
Advisory Committee: N/A Final Action Deadline (884): 6/29/2009

Project Site Data:

Coverage Allowed: 25%

Lot Size: 180,283 Coverage Proposed: <5%

Existing Structures (sf): 33,681 SF Height Allowed: 15 FEET
Proposed Structures (sf): 8632 SF Height Proposed: 15 FEET

Total 8q. Ft.: 42,313 SF FAR Allowed: N/A

FAR Proposed: N/A

Resource Zones and Reports:

Environmentally Sensitive Habitat: No Erosion Hazard Zone: T,OW -
~ Biological Report#: N/A Soils Report #: N/A
Forest Management Rpt. #: N/A

Archaeological Sensitivity Zone: HIGH Geologic Hazard Zone: ]I
Archaeological Report #: 1IB080233 Geologic Report#: N/A
Fire Hazard Zone: ,OW Traffic Report#: N/A

Other Information:

Water Source: PUBLIC Sewage Disposal (method): PUBSEWER
Water Dist/Co: CAL-AM Sewer District Name: CAWD
Fire District: CARMEL HIGHLANDS FPD Grading (cubic yds.): 0.0

Tree Removal: N/A

Date Printed:  06/17/2009



EXHIBIT B
DISCUSSION

HISTORY:

Approximately eight years ago, a State of California mandate required that school districts
reduce student capacity in the classroom. At that time, the Carmel Unified School District
installed six modular classrooms to meet this requirement under the assumption that permits
were not required from the local jurisdiction. The six modular classrooms were a temporary
solution until they could get funding to build a new permanent classroom building. There was
no increase in student attendance.

A complaint was submitted to Monterey County Code Enforcement in August 2006, for the
expansion of six portable classrooms and exterior stairway installed 7-8 years ago eliminating
required parking spaces, without benefit of a Coastal Development Permit (CE060265). In
August of 2006, the portables had been moved from their original location onto the blacktop to
prepare for a new permanent classroom building that would replace three of the modular
classrooms.

On May 29, 2008 the Combined Development Permit (PLN060652) to clear code enforcement
file CE060265 and the Coastal Administrative Permit (PLN060651) to allow a 3,232 square foot
classroom wing were presented to the Zoning Administrator. However, due to neighborhood
concerns regarding traffic and parking safety issues, the Zoning Administrator determined there
were unresolved issues. Also, it was discovered that a future application for a multi-purpose
auditorium was being prepared for submittal to the County. The Zoning Administrator
recommended staff work with the applicants to revise the projects, address traffic and parking
impacts and then referred both projects to the Planning Commission. PLN060651 has been
revised to include the multi purpose auditorium.

Since that time, the applicants were required to address current water use/fixture standards with
the Monterey County Water Resources Agency and the Monterey Peninsula Water Management
District. Those issues have been addressed. Planning staff also requested a traffic analysis to
address the parking and safety issues and to provide options to alleviate the situation. -After
several meetings and site visits with the applicants, their representatives, and County Planning
and Public Works, a revised traffic analysis was received on April 22, 2009. It contained several
options, two of which are being recommended by County Staff. (See Finding #1)

The following applicationé are presented for consideration:

Application (PLN060652) requests a Combined Development Permit for:

(1) Coastal Administrative Permit to allow for the relocation of six temporary modular
classrooms to include connection to existing electrical, fire alarm, data and phone
systems in order to clear code violation CE060265;

(2) Coastal Development Permit to allow modification of parking requirements due to the
unusual characteristics of the site vicinity. '

Application (PLN060651) requests:

(1) Coastal Administrative Permit to allow the construction of a 3,232 square foot
classroom wing (Building P) containing three regular classrooms with three smaller
spaces to replace three of the modular structures upon completion of construction;

(2) Coastal Administrative Permit for construction of a 5,400 square foot multi-purpose
auditorium (Building Q) to replace the remaining three modular structures upon
completion of construction; and Design Approval.
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LCP JURISDICTION

Schools are usually exempt from local jurisdiction review. Schools are not exempt from the
Coastal Act where development is proposed. Monterey County carries out the Coastal Act
through its Local Coastal Program (LCP). If a school is undertaking an activity that qualifies as
a “development” under the LCP, then it needs a coastal permit from the County. The County
may be constrained under state law from requiring items beyond those that are required through
the LCP.

The parking spaces required to meet the Department of State Architect’s standards is 58.5
spaces. The Carmel River School currently provides a total of 64 parking spaces which meets
the State’s requirement. With the proposed, the school would consist of 24 classrooms and one
auditorium.

Pursuant to Chapter 20.58.040 of Monterey County Code, the total parking requirement demand
is 110 parking spaces with 48 parking spaces attributed to classrooms and 62 parking spaces
attributed to the auditorium. The proposed number of parking spaces provided by the school will
be 66 spaces making the school deficient by 44 parking spaces.

Therefore, a Coastal Development Permit is required to modify the standards for parking, in
cases which, due to the unusual characteristics of a use or its immediate vicinity do not
necessitate the number of parking spaces, type of design, or improvements required by this
Chapter. (Section 20.58.050 MCC)

The County supports a Coastal Development Permit because the auditorium will be used for
student assemblies and a lunch room when it is raining outside. Therefore, the parking
requirement should only be used for the classrooms to provide permanent parking for the school.

If any special events require the use of the multi-purpose auditorium outside of school hours,
staff has required parking be provided on-site on the play ground. The applicant shall submit a
parking plan showing how and where the cars will be parked on site durlng special after school
events. (Condition #11)

LUAC

The original application was referred to the Carmel Unincorporated/Highlands (LUAC) for
review on April 21, 2008. Neighbor, Bart Hancock, spoke to impacts regarding traffic and
congestion and student safety during drop off and pick up hours. The Committee recommended
a (3-0) vote to approve the projects and recommended the school meet with the neighbors in an
effort to reduce concerns for safety and traffic. (Exhibit E)

The revised projects were referred to the Carmel Unincorporated/Highlands (LUAC) for review
on May 4, 2009. The Committee recommended a (4-3) vote to approve the projects as a whole
with structure design recommendations and a condition that parking and traffic impacts be
resolved. Minutes and two opposition letters from Bart Hancock received at the meeting are
attached as Exhibit F.

A letter in support of the project received from Congressman Sam Farr is attached as Exhibit G.

PROPOSED PARKING AND TRAFFIC SOLUTION

The County recognizes the need to provide child safety improvements during periods of
ingress/egress, reduced traffic congestion and reduced neighbor parking impacts. Therefore, the
following recommendations shall be implemented as requirements for approval of the projects.
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e A passenger/car and bus pick-up/drop-off loading zone shall be created on Monte Verde
Street:
Monte Verde Street measures approximately 465 feet from 16™Avenue to 15™ Avenue.
Currently approximately 110 feet is used for the bus loading zone, leaving 355 feet to be
used as a legal pick-up/drop off loading zone. The bus loading zone shall be moved to
the southern end of Monte Verde Street near 16™ Avenue, and the location of the
progaosed passenger pick-up/drop-off loading area shall be clearly marked beginning at
15™ Avenue. This shall consist of a new paved sidewalk on the eastside of Monte Verde
Street. This paved sidewalk will provide the students with sufficient space to travel
within the public right-of-way separated from vehicles and bicycles. The existing two
sets of stairs will be removed and relocated as one set of stairs and an ADA pedestrian
ramp. Signs such as “Limited Hour/Minute Parking Specific Hours™ shall be posted
along the east side of Monte Verde Street to indicate a no parking zone except between
the specified passenger pick-up/drop-off times. No changes will be made to the west side
of Monte Verde Street. Assistance should be used to help monitor the students as they
enter and exit their vehicles, in order to manage the process and decrease the parking
duration time of each vehicle. (Conditions #15, #17 and #18)

e All exit/entrance gates at the corner of 16" Avenue and Monte Verde and at the end of
16™ Avenue shall be permanently closed to all pedestrian traffic. Currently, parents
congest the comer of 16™ Avenue and Monte Verde Avenue waiting for their children to
exit one of two gates that are located at the rear of the school. These exits/entrances shall
be permanently closed. (Condition #14)

e The parking lot located at the corner of 15™ Avenue and Monte Verde Avenue shall be
improved and designated for Faculty/Staff only. Once the stairs are removed for
construction of the sidewalks, the parking lot will be repaved to include an additional two
parking spaces. The 38 spaces in the parking lot provides for enough faculty/staff
parking. Signs such as “Faculty/staff parking only” shall be posted at the entrance to the
parking lot. (Condition #12)

e The turn around located on 15™ Avenue shall be removed replacing it with a no parking
zone. Currently, this turn around only provides for three cars at a time. Three new
parking spaces will be added to the on-site parking spaces located perpendicular to 15
Avenue, providing 28 total spaces. These parking spaces shall be designated for
Parent/Visitor Parking Only. Signs shall be posted along this strip of parking spaces and
limited to “Limited Hour/Minute Parking Specific Hours” so as to avoid any long term
parking. (Condition #13)

As part of the improvement plans, additional safety measures include re-striping 15 Avenue,
installing yellow cross walks at the intersections of Monte Verde Street and Walker Avenue as
well as the intersection of 14® Avenue and 15™ Avenue, and installing a school crosswalk
warning assembly at each intersection.

Conditions have been added to implement the safety improvements required to resolve the traffic
and parking impacts. (Conditions #11, #12, #13, #14, #15, #17 and #18)
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EXHIBIT C
DRAFT RESOLUTION

Before the Planning Commission in and for the
County of Monterey, State of California

In the matter of the application of:
CARMEL UNIFIED SCHOOL DISTRICT (PLN060652 AND PLN060651)
RESOLUTION NO. 0606652 & NO. 060651
Resolution by the Monterey County Planning
Commission:

1) Approving Combined Development Permit
(PLN060652)  consisting of a  Coastal
Administrative Permit to allow for the relocation of
six modular classrooms to include connection to
existing electrical, fire alarm, data and phone
systems in order to clear code violation CE060265;
a Coastal Development Permit to allow

- modification of parking requirements due to the
unusual characteristics of the site vicinity; a
Coastal Administrative Permit (PLN060651) to
allow the construction of a 3,232 square foot
classroom wing (Building P) containing three
regular classrooms with three smaller spaces to
replace three of the modular structures upon
completion of construction; and a Coastal
Administrative Permit to allow 5,400 square foot
multi-purpose auditorium (Building Q) to replace
the remaining three modular structures upon
completion of construction; and Design Approval.

(PLN060652 and PLN060651, Carmel Unified

School District, 2770 15th Avenue, Carmel, Carmel

Area Land Use Plan (APN: 009-511-001-000)

The Combined Development Permit applications (PLN060652 and PLN060651) came on
for public hearing before the Monterey County Planning Commission on June 24, 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:

FINDINGS

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

EVIDENCE: a) During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:
- the Monterey County General Plan,
- Carmel Area Land Use Plan,
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- Monterey County Coastal Implementation Plan (Part 4)

- Monterey County Zoning Ordinance (Title 20)
Conflicts were found to exist. Communications were received during
the course of review of the project indicating inconsistencies with the
text, policies, and regulations in these documents.

b) The property is located at 2770 15th Avenue, Carmel (Assessor’s Parcel
Number 009-511-001-000), Carmel Area Land Use Plan. The parcel is
zoned Public Quasi-Public (Coastal Zone) (“PQP (CZ)”) which allows
schools and structures accessory to the principal use. Therefore, the
property is suitable for the proposed development.

¢) A complaint was submitted to Monterey County Code Enforcement in
August, 2006, for the expansion (6 portable classrooms and exterior
stairway installed 7-8 years ago eliminating required parking spaces),
without benefit of a Coastal Development Permit. (CE060265) Eight
years ago, State mandate required California Schools to reduce student
capacity classroom sizes. The Carmel Unified School District installed
six modular classrooms to meet this requirement under the assumption
that permits were not required from local jurisdiction. There was no
increase in student attendance. (See Finding #4)

d) OnMay 29, 2008 the Combined Development Permit (PLN060652) to
clear code enforcement file CE060265 and the Coastal Administrative
Permit (PLN060651) to allow a 3,232 square foot classroom wing were
presented to the Zoning Administrator. However, due to neighborhood
concerns regarding traffic and parking safety issues, the Zoning
Administrator determined there were unresolved issues. Also, it was
discovered that a future application for a multi-purpose auditorium was
being prepared for submittal to the County. The Zoning Administrator
recommended staff work with the applicants to revise the projects,
address traffic and parking impacts and then referred both projects to the
Planning Commission. PLN060651 has been revised to include the
multi purpose auditorium.

e) The application (PLN060652) requests a Combined Development
Permit consisting of a Coastal Administrative Permit to allow for the
relocation of six temporary modular classrooms to include connection to
existing electrical, fire alarm, data and phone systems in order to clear
code violation CE060265; and a Coastal Development Permit to allow
modification of parking requirements due to the unusual characteristics
of the site vicinity.

f) The application (PLN060651) requests a Coastal Administrative Permit
to allow the construction of a 3,232 square foot classroom wing (Building
P) containing three regular classrooms with three smaller spaces to replace
three of the modular structures upon completion of construction; and a
Coastal Administrative Permit to allow 5,400 square foot multi-purpose
auditorium (Building Q) to replace the remaining three modular structures
upon completion of construction.

g) Schools are usually exempt from local jurisdiction review. Schools are
not exempt from the Coastal Act where development is proposed.
Monterey County carries out the Coastal Act through its Local Coastal
Program (LCP). If a school is undertaking an activity that qualifies as a
“development” under the LCP, then it needs a coastal permit from the
County.
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i)

k)

D

standards is 58.5 spaces. The Carmel River School currently provides a
total of 64 parking spaces which meets the State’s requirement. The
school will consist of 24 classrooms and one multi-purpose auditorium.
Monterey County Code (Chapter 20.58.040) requires a total of 110
parking spaces with 48 parking spaces attributed to classrooms and 62
parking spaces attributed to the multi-purpose room. The proposed
number of parking spaces provided by the school will be 66 spaces
making the school deficient by 44 parking spaces. Therefore, a Coastal
Development Permit is required to modify the standards for parking, in
cases which, due to the unusual characteristics of a use or its immediate
vicinity do not necessitate the number of parking spaces, type of design,
or improvements required by this Chapter. (Section 20.58.050 MCC)
The County supports a Coastal Development Permit because the
auditorium will be used for student assemblies and a lunch room when it

~ israining outside. Therefore, the parking requirement should only be

used for the classrooms to provide permanent parking for the school.
If any special events require the use of the multi-purpose auditorium
outside of school hours, staff will require parking be provided on-site on
the play ground. The applicant shall submit a parking plan showing
how and where the cars will be parked on site during special after
school events. (Condition 11)
The original application was referred to the Carmel
Unincorporated/Highlands (LUAC) for review on April 21, 2008.
Neighbor, Bart Hancock, spoke to impacts regarding traffic and
congestion and student safety during drop off and pick up hours. The
Committee recommended a (3-0) vote to approve the project and
recommended the school meet with the neighbors in an effort to reduce
concerns for safety and traffic. (Exhibit E)
The revised project was referred to the Carmel
Unincorporated/Highlands (LUAC) for review on May 4, 2009. The
Committee recommended a (4-3) vote to approve the project as a whole
with structure design recommendations and a condition that parking and
traffic impacts be resolved. Minutes and two opposition letters from
Bart Hancock received at the meeting are attached as Exhibit F.
A letter in support of the project received from Congressman Sam Farr
is attached as Exhibit G.
The County recognizes the need to provide child safety improvements
during periods of ingress/egress, reduced traffic congestion and reduced
neighborhood parking impacts. Therefore, the following
recommendations shall be implemented as requirements for approval of
the projects.
(1) A passenger/car and bus pick-up/drop-off loading zone to be
created on Monte Verde Street; (Conditions #15, #17, #18)
(2) All exit/entrance gates at the corner of 16" Avenue and
Monte Verde and at the end of 16™ Avenue shall be
permanently closed to all pedestrian traffic; (Condztzon #14)
(3) The parking lot located at the corner of 15™ Avenue and
Monte Verde Avenue shall be improved and designated for
Faculty/Staff only; (Condition #1 2)
(4) The turn-round located on 15™ Avenue shall be removed
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2. FINDING:

EVIDENCE: a)

b

d)

€)

replacing it with a no parking zone. Three new parking
spaces will be added to the on-site parking spaces located
perpendicular to 15" Avenue. These parking spaces shall be
designated for Parent/Visitor Parking Only; (Condition #13)
As part of the improvement plans, additional safety measures include re-
striping 15™ Avenue, installing yellow cross walks at the intersections of
Monte Verde Street and Walker Avenue as well as the intersection of
14™ Avenue and 15® Avenue, and installing a school crosswalk warning
assembly at each intersection.

The project planner conducted site inspections on January 16, 2008 and
May 20, 2009. Planning and Public Works staff met with school
officials, their representatives and the traffic engineer to discuss
resolving traffic and parking impacts. Based upon a revised traffic and
parking analysis, an agreeable solution has been met.

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
PLN060652 and PLN060651.

SITE SUITABILITY - The site is physically suitable for the use
proposed. _
The project has been reviewed for site suitability by the following
departments and agencies: RMA - Planning Department, Cal Fire
Coastal District, Parks, Public Works, Environmental Health Division,
and Water Resources Agency. There has been no indication from these
departments/agencies that the site is not suitable for the proposed
development. Conditions recommended have been incorporated.
Staff identified potential impacts to traffic. Technical reports by outside
consultants indicated that there are no physical or environmental
constraints that would indicate that the site is not suitable for the use
proposed. County staff independently reviewed these reports and
concurs with their conclusions. The following reports have been
prepared:
“Preliminary Archaeological Reconnaissance” (LIB070496)
prepared by Archaeological Consulting, Salinas, Ca, dated April
27,2007.
“Traffic and Parking Analysis” (LIB090294) prepared by Hatch
Mott MacDonald, Gilroy, Ca, dated April 22, 2009.
Revised Traffic and Parking Analysis addresses the concerns of the
County, local residents, and parents of enrolled students at Carmel
River School regarding parking demand during the morning drop-off
and afternoon pick-up times. Conditions have been added to implement
the safety improvements required to resolve the traffic and parking
impacts. (See Conditions #11, #12, #13, #14, #15, #17, #18)
Although the project is located in a high archaeological zone per
(20.146.090 CIP), the report is negative. A standard Condition of
Approval has been added to ensure that if, during the course of
construction, any resources are uncovered at the site (surface or
subsurface resources) work shall be halted immediately. (See Condition
#4)
Staff conducted a site inspection on January 16, 2008 and May 20, 2009
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3.

4,

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

a)

b)

b)

to verify that the site is suitable for this use.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN060652 and PLN060651.

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

The project was reviewed by: RMA - Planning Department Cal Fire
Coastal District, Parks, Public Works, Environmental Health Division,
and Water Resources Agency. The Planning, Public Works and Water
Resources Agency have recommended conditions, to ensure that the
project will not have an adverse effect on the health, safety, and welfare
of persons either residing or working in the neighborhood. The Cal Fire
Coastal District did not have any conditions as they stated requirements
come from the Department of State Architect. The applicant has
agreed to the conditions as evidenced by the application and
accompanying materials and conditions (Exhibit C2).

Necessary public facilities are available and will continue to be
provided by California American Water and Carmel Wastewater
District.

Preceding findings and supporting evidence for PLN060652 and
PLNO060651. (See Findings #1, #2 and #4)

NO VIOLATIONS - The subject property is currently not in
compliance with all rules and regulations pertaining to zoning uses,
subdivision, and any other applicable provisions of the County’s zoning
ordinance. One violation exists on the property. Zoning violation
abatement costs have been paid.

In August, 2006, Monterey County Code Enforcement cited the Carmel
Unified School District for the expansion (6 portable classrooms and
exterior stairway installed 7-8 years ago eliminating required parking
spaces), without benefit of a coastal development permit. (CE060265)
Eight years ago, State mandate required California Schools to reduce
classroom sizes. The Carmel Unified School District installed the
modular classrooms to meet this requirement under the assurnption that
permits were exempt from local jurisdiction. There was no increase in
student attendance at the time.

Staff reviewed Monterey County RMA - Planning Department and

Building Services Department Monterey County records and is aware of -

the violation existing on subject property and is requiring necessary
permitting to remedy the situation. (See File PLN060652)

The application (PLN060652) includes a Coastal Administrative Permit
to allow for the relocation of six temporary modular classrooms to
include connection to existing electrical, fire alarm, data and phone
systems in order to clear code violation CE060265. Once the Permit
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d)

5. FINDING:

EVIDENCE: a)

b)

6. FINDING:

EVIDENCE: a)

has been cleared, the violation case will be closed.

Applicants understand that the application (PLN060651) for a new
3,232 square foot classroom wing (Building P) and a new 5,400 square
foot multi-purpose auditorium (Building Q) are contingent upon the
approval of PLN060652.

The proposed project (PLN060652) cures an existing violation
regarding (CE060265). When implemented, the project will bring the
subject property into compliance with all rules and regulations
pertaining to the property and will remove the existing violation.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN060652 and
PLNO060651.

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

California Environmental Quality Act (CEQA) Guidelines Section
15314, categorically exempts minor additions to schools within existing
school grounds where the increase original student capacity or by more
than 25% or 10 classrooms, whichever is less. The addition of portable
classrooms is included in this exemption.

The new 3,232 square foot classroom building will contain three
additional classrooms with three smaller rooms. The new 5,400 multi-
purpose auditorium will be used for student assemblies and when
inclement weather requires students to stay inside.

Any impacts to traffic and parking have been resolved through
discussions among County staff, applicants and traffic engineer and the
acceptance of a Traffic and Parking Analysis.

No adverse environmental effects were identified during staff review of
the development application during a site visit on January 16, 2008 and
May 20, 2009.

See preceding and following findings and supporting evidence. (see
Findings #1,# 2,# 3 and #4)

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

No access is required as part of the project as no substantial adverse
impact on access, either individually or cumulatively, as described in
Section 20.70.050.B.4.c of the Monterey County Coastal
Implementation Plan can be demonstrated.

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

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

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
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proposed development are found in Project File PLN060652 and
PLN060651.

e) The project planner conducted a site inspection on January 16, 2008 and
May 20, 2009.

7. FINDING: APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors and the California Coastal Commission
EVIDENCE: a) Section 20.86.030.A of the Monterey County Coastal Implementation
Plan, Part 1 (Board of Supervisors).
b) Section 20.86.080.A.3 of the Monterey County Coastal Implementation
Plan, Part 1 (Coastal Commission). Development that is permitted as a
conditional use is appealable to the Coastal Commission.

DECISION

- NOW, THEREFORE, based on the above findings and evidence, the Planning Commission
does hereby:

A. Approve a Combined Development Permit (PLN060652) and Coastal Administrative
Permits (PLN060651) in general conformance with the attached sketch (Exhibit C2)
and subject to the conditions (Exhibit C1), both exhibits being attached hereto and
incorporated herein by reference.

PASSED AND ADOPTED this 24™ day of June, 2009.

Mike Novo, Planning Commission

COPY OF THIS DECISION MAILED TO APPLICAN TON

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.

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

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS /IS NOT APPEALABLE TO THE
COASTAL COMMISSION. UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE
COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION,
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE
300, SANTA CRUZ, CA

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

NOTES

CUSD (PLN060652 and PLN060651) | Page 12




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

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

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

2. This permit expires 4 years after the above date of granting thereof unless construction or use is
started within this period. :

CUSD (PLN060652 and PLN060651) Page 13
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[A] EXISTING WOOD FENCE TO REMAIN, U.N.O. N / e *
—x : _—
[2] EXISTING FIRE HYDRANT TO REMAIN. ADJUST TO NEW FINISHEO GRADE. RE i _
@
[3] BusTING STAIRS TO BE REMOVED. mﬂ =
[4] EXISTING BOLLARDS TO BE REMOVED. 2 A ) _ _ ! ] %
B - c : c
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NECESSARY, z0 i z0 GRAPHIC SCALE
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EXTEND AND MODIFY EXISTING IRRIGATION LINES AS NECESSARY, AND AS DIRECTED MONTEREY COUNTY ¥ lnch = 20 1
OEPARTMENT OF PUBLIC WORKS. GENERAL NOTES LEGEND :
CONSTRUCT NEW CASE ESTRIAN CURB X
[e] E FEN CURB RANP. 1. ALL ROADWAY PAVING WORK SHALL BE IN ACCORDANCE WITH CALTRANS STANDARD NEW AC. PAVEMENT IMPROVEMENTS
[S] CONSTRUCT NEW & WIDE P.C.C. SIDEWALK. PLANS AND SPECIFICATIONS (DATED MAY 2006 AND ERRATUMS. 1 THROUGH 7). 2
w® 'y 150 2. ALL GRADES AND SLOPES FOR NEW IMPROVEMENTS SHALL MATCH EXISTING GRADES [ e7] wew pec. meroveuens 3
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X H
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A
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g
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— - —EXHIBIT “E»

MINUTES

Carmel UnincofporateleighIands Land Use Advisory Committee
Monday, April 21, 2008 :

1. Meeting called to order H’ b ﬂ:»(.o

2. Members Present: %/O'U’Lb} 3 UJEQ,& 7 QQ\/\,V\&)‘D 5 Daoie CVC‘/“'&)

3. Members Absent: __Meheen  exeased

4. Approval of Minutes: Motion: _ P2 TA, — (LUAC Member's Name)
(April 7, 2008) ) '

Second: W 28 (LUAC Member's Name)

‘Ayes; ) L" ( ’\Q\%U‘\,@ﬂ, LQDM ) D;b"\\lé 1W>

Noes:

Absent:

. Abstain:

5. Public Comments:

one-

6. Other Items: A) Preliminary Courtesy Presentations by Applicants Regarding Potential .
Projects/Applications:

{ane/




Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Plannlng Depariment
168 W Alisal St 2™ Floor
Salinas, California
(831) 755-5025

Advisory Committee; Carme] Unincorporated/Highlands

Please submit your recommendations for this application by Monday, April 21, 2008.

Project Title: CARMEL UNIFIED SCHOOL DIST Item continued from 4/7/08 meeting
File Number: PLN060651 -
File Type: ZA

Planner: GONZALES

Location: 2770 15TH AVE CARMEL

Project Description:

COASTAL ADMINISTRATIVE PERMIT AND DESIGN APPROVAL TO ALLOW THE CONSTRUCTION OF A
. 3,232 SQUARE FOOT CLASSROOM WING CONTAINING THREE REGULAR CLASSROOMS AND THREE
SMALLER SPACES FOR SPECIAL NEEDS PROGRAMS. THE PROPERTY IS LOCATED AT 2770 15TH
AVENUE, CARMEL (ASSESSOR'S PARCEL NUMBER 009-51 1-001-000), CARMEL AREA, COASTAL ZONE.

Was the Owner/Applicant/Representative Present at Meeting? Yes \} No
b 24n PauX

PUBLIC COMMENT: ) . - . ,
'@B"A’ Honoosle - hc-/&.c\(n&:ow c;( R Schosol, ﬁpo\(.c ":b 1 \7&0}3 ‘%_’(ﬂlgic
oo C‘/Wq&i‘hbn Aaud. stodeont ?&Fe/ [ Rty d.}}es*p-é M
/L',U\'{—ﬂ}&a ouns 2L Moowvte \Jer-aL "‘D’i‘. 'a«u,k 8™ AnNe . “?hs

bpposey  INY ST i strvcitin o Rvev Sdnedt s the, de-
oo g 'EZM\/ $aPt‘>:‘:j isstes.

AREAS OF CONCERN (e.g.,(;:rafﬁc, neighborhood comp@, visual impact, ete.):

{Re@\ bc‘/;,\\ —Tthe tooniay s voomme 'l,\)‘ﬁ\n\ 3 v
ok Al wsé A Q&> st lnguast 'dh\rDb' SN o
\aww\}n/ét:z et dhtol. Bgest sonenns SV Tev ?;45*:79
o 1‘-\*\:&@\’\*’5 \x‘/@/e, DO &Qe,v S GAL UW]‘Z‘LK.\ 9 &y‘tm one U A0
Pk Stoacnts 4o ik Biman Sondht. Areateot g
unpaelsT Bt B/Q/Mc\ B A, aud  Honke Nevde 28
Metabboe tae oe {n' these aveng ok 2En OIS A;Ar
theww own s34l ads Leeth ag 3—\—uz}\emh=s m—&—}%&jg
et (Fing sehoel ity - o g s
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iPLNOéOGSl CARMEL UNIFIED SCHOOL DISTRICT CONTINUED]

RECOMMENDED CHANGES/CONDITIONS (e.g. reduce scale, relocate on property, reduce lighting, etc.):

Ner possible ~’¢\©c.&h M- SChcol oot P, e
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Provag— Qi To wishen
CONCUR WITH RECOMMENDATION:

aves_ 2 ( %Wu%, (,U&L& , ?;}LW}B

NOES: Nene

ABSENT:  Me s, Oae<ed, OD5ts exdused .

ABSTAIN: __\D0rve. e
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Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Plannmg Department
168 W Alisal St 2™ Floor
Salinas, Califomia
(831) 755-5025

Advisory Committee: Carmel Unincorporated/Highlands
Please submit your recommendations for this application by Monday, April 21, 2008.

Project Title: ' CARMEL UNIFIED SCHOOL DIST

File Number: PLN060652

File Type: ZA

Planner: GONZALES

Location: 2770 15TH AVE CARMEL

Project Description:

COMBINED DEVELOPMENT PERMIT CONSISTING OF A COASTAL ADMINISTRATIVE PERMIT TO ALLOW
FOR THE RELOCATION OF FIVE MODULAR CLASSROOMS TO INCLUDE CONNECTION TO EXISTING
ELECTRICAL, FIRE ALARM, DATA AND PHONE SYSTEMS IN ORDER TO CLEAR CODE VIOLATION
CE060265; AND A COASTAL DEVELOPMENT PERMIT TO ALLOW MODIFICATION OF PARKING
REQUIREMENTS DUE TO THE UNUSUAL CHARACTERISTICS OF THE SITE VICINITY. THE PROPERTY IS
LOCATED AT 2770 15TH AVENUE, CARMEL (ASSESSOR'S PARCEL NUMBER 009-511-001-000), COASTAL
ZONE.

Was the Owner/Applicant/Representative Present at Meeting? Yes \/ No
Uan Pawl

PUBLIC COMMENT:

heliev= 50‘om\¥§'£4 \Oj Toand- H@){\aed\”\ auwd Qoyce, |

Chremettt oy pooing pva&eo}\“ in e e\fr\’nrc{:j Sl
- Difaered CaNNCSPErATNCE -

AREAS OF CONCERN (e g traffic, neighborhood compatlblh visual impact, etc.):
Tesves O) S Stoaent s wa\f&a WHau "T@\ﬁ\ﬂ\f»" -
hood. tnpgacks shoolas be s3cch Cavwvne
Unmifizd Saacol RAST, aual treavey S

—

RF S P ~ ?’.;ﬂ _
Exhibit .
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[PLN060652 CARMEL UNIFIED SCHOOL DISTRICT CONTINUED]

RECOMMENDED CHANGES/CONDITIONS (e.g. reduce scale, relocate on property, reduce lighting, etc.):

ADDITIONAL LUAC COMMENTS:

,x_\m@éo)rs k. zafed |55 0es W%&F?LQ e
I b va\we,vb C(K \(;\ro\nws appk\ca/ﬁ“Wﬂ
See mj ‘

RECOMMENDATION (e.g recommend approyal; recommend denial; recommend continuance):
=L - W\M voue @5 sub oLt ed 506ﬁ€/‘5 tedd

Meol shviet o aals ymead Lot
’T\ﬂeff \:é; MGD\V\ @V\,%OQFM%% Vedsce &WWV\‘z' g""‘
HTaf{he.

Poviey - ’J_nck%m

CONCUR WITH RECOMMENDATION:

AYES: _ D C Zovu, A, ?&CWB

NOES: LS ont

ABSENT: _ Meheon . Dovis yetoosest - -
ABSTAIN:  ND ovee

2T 0ol a2 A el - i
T Py s B 58 8 & S DL e

Exhibit E____
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- EXHIBIT “F”

MINUTES
Carmel Highlands Land Use Advisory Committee
- Monday, May 4, 2009 ' !
1. Meeting called to order by Yeto Dé;uts at 63 am/pm

2. Roll Call

Members Present: (M efsers . \%OU"L% Dau’lﬁ JA’\)I‘* ()Ualé\ fMcdneen |,

Rawum_
Members Absent: )\§ owne
" 3.  Approval of Minutes:
A April 20, 2009 minutes
Motion: D3s1s = modien b S prove- (LUAC Member's Name)
~ Second: Y2ouuwA ' (LUAC Member's Name)
— 0 | . o
Ayes: T C:lu ehoenr, @erv'ua_ Davs Mfs‘ Larnd . ek een,
o / \ £ Rac vuz"m)
Noes: —a
Absent. __—&~
abstain: _ B Ycsl”
4. Public Comments: The Committee will receive public comment on non-agenda items that are withih

the purview of the Committee at this time. The length of individual presentations may be limited by the Chair.

\\LOhC—-.

Exhlblt l
Page_}____of 5 Pages



5. Scheduled ltem(s) -please refer to the Project Referral Sheets which follow for each separate file.
6. Other Items:

A) Preliminary Courtesy Presentations by Applicants Regarding Potential Projects
(use back side or blank sheets if necessary)

Sove

B) Announcements, if any

Noxt me@/}w:;z) gy LWOAC &Uay g, C\Jumo\ﬁ") |

C) Miscellaneous

6. Meeting Adjourned: ‘/ie0 am/pm-

Minutes taken by: (22 &Ka unaa, Se/ofj :

Exhibit ...E.__
Page 2 of 19 Pages
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Action by Land Use Advisory Committee
PI‘OjeCt Referral Sheet

Monterey County Plannlng Department
: 168 W Alisal St 2" Floor
Salinas CA
(831) 755-5025

Advisory Committee: Carmel Highlands
Please submit your recommendations for this épplication by May 4, 2009

Project Name: CARMEL UNIFIED SCHOOL DIST

File Number: PLN060651

File Type: AP

Project Planner: GONZALES

Project Location: 2770 15TH AVE CARMEL - '

Project Description: COASTAL ADMINISTRATIVE PERMIT AND DESIGN APPROVAL TO ALLOW THE
CONSTRUCTION OF A 3,232 SQUARE FOOT CLASSROOM WING (BUILDING P) CONTAINING THREE
REGULAR CLASSROOMS AND THREE SMALLER SPACES TO REPLACE THREE MODULAR )
STRUCTURES UPON COMPLETION OF CONSTRUCTION; AND A COASTAL ADMINISTRATIVE PERMIT -
TO ALLOW 5,400 SQUARE FOOT MULTI-PURPOSE BUILDING (BUILDING Q) TO REPLACE THREE
MODULAR STRUCTURES UPON COMPLETION OF CONSTRUCTION. THE PROJECT IS LOCATED AT
2770 15TH AVENUE, CARMEL (ASSESSOR'S PARCEL NUMBER 009-511 001 -000), CARMEL AREA,
COASTAL ZONE. -

Was the Owner/Applicant/Representative Present at Meeting? Yes . \/ No \n:‘/i“/‘/
Don Fary - wsw“ %am& 933&
Mav’\, L @/)D“(’\/ [

2

' PUBLIC COMMENT:
Name Site Neighbor? ' Issues / Concerns
(suggested changes)
YES NO
Hawnc ook~ wm—}e . e \eitcis Ago ek SR
§) g\rlj\e, o o ‘P\t&)s Gmp\amj— \/ TR A P\na(sa-:z ggla@sew\mws '%/Gc%;
w200l whidy indigated |~ | igsUes amﬁq\rs" LAK?_:"\E‘* ‘V“?acg_
CE Qo 2es kaC’\G— N i,OUaTl01"’) . . O’cr( DST TSN ;M@—‘ﬂ
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aflocsahsol net MG@(’\'aJo\n
Leakevs 70‘9\/\»1\1-'&:
\/ ‘ »
Draabo o= o ?cu-te\n’ﬁ y
&?J\‘};\‘ {g\ue wl-e\n% (p:@imw-ﬁ P \/ wé\s (}'i_\o ﬁ\{v’—'\‘ir?,{ﬁc, dmcs’rwﬂ
Sododrs poode Tn fnis dnoessp. afoty 1550es.
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LUAC AREAS OF CONCERN

Suggested Changes -
(e. sg:::;e;ﬂts L:Zl:laoirh ood Policy/Ordinance Reference to address concerns
con?patlblllt y; visual impact, etc) (If Known) (e.g. relocate; reduce height;
’ move road access, etc)
coposad SO NEART Tvafld v ?a‘
A WAt . S :
l‘-b\ 3 b%tﬁ‘\ (l?-?w“yé’)‘ : =to & 6£ j bsms'
o — é‘ L4 1 W-‘\?——"’: l\i(\ﬂ ’\Wa_, v
\ff;” Q’ay%'oo« vt ke ad UC’)(W\O\f/‘} ()JA)’LL ?/3&
Fk\os\& o \90“&“;\; _h"jz 2 enioe mrmwzn 5
eMaa\-cy "\’CW ? 1
<ite : M U\%& WW“ b
‘ @\?ﬁ?tée\/ahbh . .
Crotgshen SeEEs oA, Zohes! ASplist
povio & Bt vs<s PWhoh auqmmrﬂ' ﬁ'\’w )
Dé staf{ PMK‘V\Q\ fev Plnaset  Ladlise oty %&vn_;_ :
. T Sudents -
: XS & L
ADDITIONAL LUAC COMMENTS . 50ned - gf‘"‘i - op K e .

‘ e o
54 a\c}a*"aﬁf ‘f(aﬁ\w n‘,;.és '
= Anool & "W‘"c’ - ,\/a,{?c
+ a@\@uua*& .

Lmza@’ﬁ >
RECOMMENDATION :
Motion by “‘3\“3% 2ppverel 5}%“\'\«\“’ NS < (LUAC Member's Name)
) A R ;9;. A gu._{g%
\}U“@;&J%&w gx) Un}/\,cai-e_ WA m%
e mﬁc?\ PV ot \ é.&&u—u -E— c? "“"S 1@1&6\ \owrs,
Second by Racnsn - :’:2 ind (LU C Member's Name)

Support Project as proposed
2£ Recommend Changés (as noted above)
Continue the ltem

Reason for Continuance:

Continued to what date:

AYES: *f“ ( Menheew, Wald, Hast, “R‘&;m&\f)

wehs. Vested vefécs )
NOES: _ 3 (L,D*f)@@tf E}eh)'uz,( DaVLS)fé&s%aﬁ)bm ﬂc\a&ﬁ&n‘ft\'\yv 3

&6\/'—&\ [ S AnsO) 7\'\'@.— \:)U"VMW
ABSENT: womc as dweswaned \hé;\,wg; uLO Q,\J\E:f?d'e\f.
v [Ue ST WU\ WY Postrra-e’
ABSTAIN: ‘t@omc lace et Exhibit E
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‘Was the OwnerIAppllcanthepresentatwe Present at Meetmg'? Yes \/ No

Action by Land Use Advisory Committee
Project Referral Sheet -

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

Advisory Committee: Carmel Highlands '
Please submit your recommendations for this application by May 4, 2009

Project Name: CARMEL UNIFIED SCHOOL DIST
File Number: PLN060652

~ File Type: AP

Project Planner: GONZALES -
Project Location: 2770 15TH AVE CARMEL
Project Description: COMBINED DEVELOPMENT PERMIT CONSISTING OF A COASTAL

" ADMINISTRATIVE PERMIT TO ALLOW FOR THE RELOCATION OF SiX MODULAR CLASSROOMS TO

INCLUDE CONNECTION TO EXISTING ELECTRICAL, FIRE ALARM, DATA AND PHONE SYSTEMS IN
ORDER TO CLEAR CODE VIOLATION CE060265; AND A COASTAL DEVELOPMENT PERMIT TO ALLOW
MODIFICATION OF PARKING REQUIREMENTS DUE TO THE UNUSUAL CHARACTERISTICS OF THE
SITE VICINITY. THE PROJECT IS LOCATED AT 2770 15TH AVENUE, CARMEL (ASSESSOR'S PARCEL
NUMBER 009-511-001-000), CARMEL AREA, COASTAL ZONE.

, Cx E;{a‘bo »
PUBLIC COMMENT: ' : Maw\ﬁhdnoo‘\s Sopevintendadt.
'Name Site Neighbor? Issues / Concerns
: - (suggested changes)
YES NO
Tt Pramaod{c vesibent | 7, \edheve svbrmitied auwd
| en Hnte Usvde St \/ . axt:;c\‘nca steting &W(?
FOAEE affe m_?su;Elcﬂném
SR Rt RV BT A g
piay Q\revw& S . Vt hch ?P(‘Sf; o1 ‘Aodedt
va o ' W i,
M Ho%\mﬁ enl” ¥ R e prgy s *"’“f?‘
‘J\)gpoﬂs 5¢nec\s € : 0:6
= AR s LT B _ Sine :
hw V\;& ﬂf\ﬁ_és : a’\v (:6 on sive Qm}dunﬁ
envien Shodent acio: \hes ,.Fau Lihes
(Plags. ¥ x Q).

Exhibit _|
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LUAC AREAS OF CONCERN

Suggested Changes -

C . .
‘Q/Qu_cems_LIs.uﬁ___\ Policy/Ordinance Reference to address concerns
(eg: site ut, neighborhood (If Known) (e.g. relocate; reduce height;

ompatibility; yisual impact, etc) move road access, etc) .

Sehr:O\ el m\ﬁ\— ' Seacest ey 1
("’/a-i“l St LongR ocold e Yen ,
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of
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el Lith fmes

)Y S Sk equUES
(?/‘5‘\'\.0“:
ADDITIONAL LUAC COMMENTS St e e o\sa,%\o‘jm \Dm\dw\ﬂ

evs 2
MOAC poveins bb\ V‘\ﬂ winen Aoy YV
@V\W

“em AsS
Sk peN ik BUA salco\ O
V(rmvawﬁ e \EGQ@OV\’ to cheav ¥ f’;\nc \}xo\a\’lcﬂ (ce ‘5“’02‘(9>
15 v A @‘“’JW\

Ard Lot allees
aud ke ?w“‘f(\")%

RECOMMEN DATION

Motion by Da\ﬂs ‘o agprovc \"“‘X@d- as 7°b“"ﬂ¢& LUAC Member's Name)
W ovder cleav code Uwlation for e 5K Af aotar- ol ssvoom‘b
2=,

Sves \nWSee. et iee akdIe=5 e o\u
+ Second by\’7‘:’?t:‘§r~$é?\r’*‘:L\m;S é? T Zopin: aéum un\S‘\'lrnA-zvs eaviing _lﬂ.v Pl

=1 e §QE (LUAC Member's Name)
: - QA te motion -
Support Projgct as@ ﬁé’;ﬁé&d &
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Gonzales, Liz x5102

From: Bart Hancock [hancockb@wildblue.net]

Sent: Tuesday, May 05, 2009 6:34 PM

To: Gonzales, Liz x5102

Cc: Novo, Mike x5192; Main, Jeff x5195; bardnbarb@sbcglobal.net
Subject: Carmel River School

RiverSchool_LUAC2 RiverSchool LUAC1
.doc (27 KB) .doc (35 KB)
To: Elizabeth Gonzales

Monterey County Planning
May 5, 2008

Re: Carmel Unified School District PLN060651 and PLN060652

Dear Ms. Gonzales,

I have attached 2 Word documents that I presented at the LUAC meeting
yesterday (5/4/09). One document has to do with my opposition to the
proposed 5400 Sqg.Ft. building. While I sympathize with school
districts position, I feel that the school site is already built out
and other alternatives need to be pursued. Keep in mind that the
school district had the opportunity, following the passage of the
first of two recent bonds, to move the school to a more appropriate
location or to renovate. Renovation was chosen. Now the neighborhood
is being asked to bear the consequences of expansion on a site that
is already built out.

As I have said many times before, if the school can resolve
ingress/egress and related parking issues in an acceptable manner, I
will remove my objection. From what I have seen, the school district
is not even close to coming up with an acceptable plan. They are
simply unwilling to give up any of their own space to do this.
However, I am still open to reviewing any suggested alternatives. The
plan that I like best and could accept is the plan suggested by Jeff
Main at the May 29, 2008 Zoning Administrators hearing.

The second document is to, once again, document my issues and offer
Mr. Main's suggested solution as an acceptable plan. This plan
utilizes playground space for ingress/egress area and some associated
parking during ingress/egress periods and for parking space during
meetings and special events. This plan keeps the children on the
school grounds during the egress period and will allow monitoring. I
realize that this plan, so far, is unacceptable to the school
district. But considering the situation, it is the kind of tradeoff
that they need to make to keep the children safe and reduce
neighborhood impact.

Please know that I have no objections with permitting the school
district to resolve portable building code violations. But, I do
object to waiving coastal parking space requirements based on the
unusual characteristics of the site vicinity until such time as an
acceptable ingress/egress plan is adopted.

As you are aware, I feel the cement stairway down to Monte Verde

Street from the school side yvard is a safety hazard and an eyesore.

It should be moved to a more suitable location inside the school yard

or to the school yard exit point at the intersection of Walker Avenue

and Monte Verde Street. This seems like a simple thing to do. But, so

far, the school district has refused. The district seems unwilling to -
make any concessions they do not absolutely have to make. - Exhibit j
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Sincerely,

Bart Hancock

(209) 586-0734

(831) 624-3788
hancockbe@ewildblue.net

cc: Mike Novo, Jeff Main, Barbara Reiner

wit T ?
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From: Bart Hancock May 04, 2009
17101 Carriage Road
Sonora, CA 95370
(209) 586-0734
(831) 624-3788
hancockb@wildblue.net

To:  Carmel Unincorporated/Highlands Land Use Advisory Committee
Subject: Carmel River School Expansion
Re: Monterey County Planning Project Plan PLN060651

I am in opposition of the subject expansion plan, particularly the addition of a 5400 Sq.Ft.
multipurpose room (Auditorium). The school site is already built out. A 5400 Sq.Ft.
building is the size of 4 houses and does not even address currently expanding
enrollment. This is an ill-conceived plan and a good example of poor planning.

Several years ago when the first of two bond issues was passed, Carmel Unified School
District had the option of relocating or renovating the River School. Renovation was
chosen. In my opinion, this was a bad decision because there is, for all practical purposes,
no room for expansion.

The school does not have an ingress/egress area, parking is substandard and a burden to
the neighborhood. An additional area for parking and ingress/egress should be a
prerequisite to any further school expansion. Lack of an ingress/egress area and adequate
parking puts ingress/egress in the streets. This not only creates child safety concerns, but
creates undue hardship on the surrounding neighborhood. Traffic congestion and on-
street parking have already reached intolerable proportions. This is an existing problem
that needs to be resolved regardless of expansion plans and certainly before any
additional structures are built on the site. See my letter, dated the same, also to the
Carmel Unincorporated/Highlands Land Use Committee regarding Project Plans
PLN060651, PLN060652 and Case CE060265.

The school district has complained of inadequate playground space and now they want to
put a 5400 Sq.Ft. building on that space. The proposed addition of a 5400 Sq.Ft.
multipurpose building or auditorium has the potential to attract larger meetings and
special events that create a need for a considerable amount of additional parking. The
neighborhood is not equipped to handle school parking as is and should not be expected
to absorb any additional parking. The school has already encroached on the neighborhood
more than a reasonable amount. If there is not enough playground area, why is there
room for additional buildings, but no room for a parking and ingress/egress area?

Once this 5400Sq.Ft. building is permitted and built, there is nothing to stop the school
district from dividing it up into classrooms to accommodate expanding enrollment.
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Expanding enrollment not only brings more children to the school, but more cars and
traffic as well. This simply is not a good alternative for our school district.

Last but not least, the Carmel River School no longer serves the immediate neighborhood
~ because there are simply few if any children in the neighborhood. Students are mostly all
imported from outlying areas. Since the school district has started charging for busing,
more and more of these children are being transported by car creating excessive traffic
congestion and chaos at ingress/egress times. It’s a parking free-for-all. Why should the
neighborhood be expected to absorb the consequences of school expansion due to
increased enrollment from outside areas and why should children’s safety be further
compromised?

It appears to me that the school district is trying to force fit six or seven acres of school
into a five acre space and is increasingly encroaching on the neighborhood. It is not fair
to the neighborhood. I would suggest that other alternatives be explored, like expanding
at another location, such as at the Middle School site.

Bart Hancock
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From: Bart Hancock May 04, 2009
17101 Carriage Road
Sonora, CA 95370
(209) 586-0734
(831) 624-3788
hancockb@wildblue.net

To:  Carmel Unincorporated/Highlands Land Use Advisory Committee
Re: Project Plans PLN060651, PLN060652 and Case CE060265

The River School is in a coastal zone. I have been a neighbor of the school since 1955. 1
bear no ill will against the school district and think that our teachers and children should
have the facilities needed to create a proper learning environment. However, there are
limits.

The school is increasingly encroaching on the neighborhood due to lack of on-site
parking and is not adequately dealing with child safety during periods of ingress/egress.
These are existing problems that need to be dealt with regardless of any further school
expansion. Despite several neighbor complaints, the Monterey County Planning
Department has failed to enforce coastal regulations that would mitigate the existing
problems.

Traffic Congestion:

There is severe traffic congestion during periods of ingress/egress, meetings and special
events to the point where traffic is completely stopped at times. People are stopping,
pulling out, jockeying for a parking space, double parking, parking illegally, blocking
driveways, if not parking in driveways, and making U-turns in the middle of streets
adjacent to the school. All this while children and adults are in the streets. For all
practical purposes, residents are imprisoned in their homes during these periods.

15™ Avenue is a major route to the beach areas for emergency vehicles. Traffic on 15™

Avenue is further restricted during ingress/egress by the placement of caution signs in the
middle of the street.

Traffic Monitoring:

Traffic is not monitored during periods of ingress/egress

Parking:

The lack of on-site parking and an adequate ingress/egress area is creating an undue
hardship on the neighborhood, not to mention the hardship that is created for parents
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picking up and dropping off their children, who at times must park blocks away. Parents
must pick up their children at their classrooms. This means they must park, get out of
their cars and walk to the school, pick up their children and walk back to their cars. Since
the walkways are in the middle of the streets, child safety and traffic flow are severely
impacted.

Parents park as close to the school as they can get. They park in no parking zones, by the
fire hydrant, blocking my driveway, in my driveway, on my property, on the corners, and
at times double park. It is a total free-for-all. But, it does not have to be this way.

The school currently does not conform to chapter 58 of the Monterey County Coastal
Implementation Plan, Title 20 document. The exact intent of this chapter is to reduce
traffic congestion and mitigate the current problem.

1. Parking on 15" Avenue is not within the setback area. People have to walk behind

parked cars in the street.

2. Parking space requirements are not being met.

3. Traffic congestion exceeds reason.
The county is obligated to the state for enforcement of the coastal rules and regulations
set forth in the Monterey County Coastal Implementation Plan, Title 20 document. Why
is this not happening?

Unusual Characteristics of the Site Vicinity:

The unusual characteristics of the site vicinity demand more parking. Coastal parking
requirements should not be waived. There are very few if any children in the immediate
neighborhood and one might ask why should we be expanding a school in a
neighborhood without children. A few years ago when the first of two bond issues was
passed, the school had to make a decision to renovate or relocate. The choice was
renovation. Now the district wants to expand the school, which will undoubtedly worsen
existing problems.

Since there are very few children living in the neighborhood, most all children must be
transported to and from school from outlying areas. Since the school has started charging
for bussing, more and more parents are transporting their children by car, compounding
congestion and parking problems.

There are no sidewalks and no place for people to walk except in the streets. There are
cross walks, but there is no way to get to them except from the street, creating total chaos
in the streets, particularly during egress. This is a dangerous environment to be sure.

There is for all practical purposes no ingress/egress area. Ingress/egress is in the streets.
There is a one or two car single file area at the front of the school by the corner of 1 st
Avenue and Monte Verde Street. It is in a dangerous place and there is no left turn into it.
Due to the predominant direction of traffic flow, turning left would be the desirable thing
to do.
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Monte Verde Street Stairway:

There is a stairway down to Monte Verde Street in the middle of the block between 15
Avenue and Walker Avenue from the school side yard. The stairway is mostly on county
property and was erected without an encroachment permit. The location of this stairway
is particularly dangerous. Children exit from this stairway and the adjoining embankment
out between parked cars and into the street. I have personally witnessed a lot of near
accidents.

Proposesed 3232 Sq.Ft. Classroom Wing

The proposed classroom wing is to replace three of the six portable buildings that were
placed on-site between 1996 and 1998, primarily to meet state class size reduction
mandates. These additional buildings were clearly an expansion of the school and were
placed on site without a coastal permit or obtaining a water release. The proposed
classroom wing to replace three of the portable buildings is an additional expansion of
school classroom space by potentially three additional teaching stations.

The proposed building location has not been staked or flagged on the site in accordance
with existing county regulations.

Proposed 5400 Sq.Ft. Multipurpose building

This multipurpose building or auditorium is clearly a major expansion of the school. It
has the potential to attract even more special events and meetings and increases the need
for more on-site parking. Enrollment at the River School is on the increase and there is a
shortage of classroom space. Once this additional structure is approved, there is nothing
to stop the school district from dividing it up into even more classrooms. The school
district has indicated that there is a shortage of playground space, yet they plan to build a
5400 Sq.Ft. building on that space. So, why is there room to build new structures on that
space, but no room for parking and an associated ingress/egress area?

There are six portable buildings on the site. Why are only three of them being removed?
Not removing the other three is definitely an additional expansion of classroom space.
This will allow the school district to grow the school even further, worsening the above
stated problems.

The proposed building location has not been staked or flagged on the site in accordance
with existing county regulations.

Proposed Solution and Mitigation Plan:

1. Use a portion of the existing 1 acre black top area at Monte Verde Street between
Walker Avenue and 16™ Avenue for a drive through ingress/egress area including/
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some parking during ingress and egress periods. The blacktop area could be
transformed into a dual purpose area. This solution was proposed by Jeff Main,
Monterey County Planning.
2. Provide parking in the blacktop area for meetings and special events.
3. Relocate the Monte Verde Street stairway inside the school grounds or at the
Walker Avenue intersection.
(A. Fence the remainder of the schoolyard, monitor exits and student egress.

If this plan or equally effective plan is not implemented, the portable buildings should be
removed from the site and permits for future expansion denied.

As I said, I feel that our children and teachers should have the facilities that they need for
a proper learning environment, but not at the expense of student safety. Perhaps needed
expansmn should occur at a different site. It appears that the school dlstrlct is trying to
force fit six or seven acres of school into a five acre space.

This year student enrollment is increasing. If this trend continues and the existing projects
are approved, there will be nothing to stop the school district from dividing the planned
multipurpose building into even more classrooms, compounding the problem further. The
time to deal with the above stated issues is now.

Background:

1. From 1996 — 1998 six temporary portable buildings were placed on the River
School Site without a coastal permit.

2. In 2006, the portable buildings were relocated on the site in preparation of new
construction. Again, this was done without a coastal permit.

3. In August of 2006 I filed a complaint with the Monterey County Planning
department regarding the issues stated above. My complaint resulted in the
opening of Case CE060265. To this point, despite the number of complaints, the
planning department has failed to enforce coastal requirements and is apparently
exercising selective enforcement for the purpose of giving the school district
preferential treatment. '

4. In April of 2008, the LUAC heard the proposed River School projects and
approved them with the proviso that parking issues be addressed.

5. InMay of 2008, the Zoning Administrator heard the proposed River School
projects, heard the opposition and ruled that the projects be submitted to the
Monterey County Planning Commission. This did not happen. Furthermore, the
minutes to this May 29" Zoning Administrators hearing were lost. They must of
existed because they were approved as read during the next hearing.

6. In June of 2008, the school district requested that the planning commission
hearing be postponed because they did not have the water credits to proceed.

Sincerely,
Bart Hancock

T
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EXHIBIT “G”

< Q.

June 3, 2009

Mr. Wayne Tanda

Director

Resource Management Agency
County of Monterey

168 West Alisal Street, 2nd Floor
Salinas, CA 93901

Re: Carmel River School Use Permit

Dear Mr. Tanda,

I am a neighbor of Carmel River School and a strong supporter of their expansion plans. My
house was the first to be built in the Walker Tract and I’ve lived there since 1974. The school,
next to Mission Ranch, is the highlight of the neighborhood and a strong asset to the community.
And it’s long overdue for an expansion, including permanent classrooms and a multipurpose
room to serve the entire student body. My granddaughter attends the school, and children have
nowhere to eat lunch while protected from the elements. It’s in the public interest that the
expansion be granted.

As to complaints about traffic, I heard those same concerns when the school was built, again
when my sister attended the school in the 1950s, and yet again when I was County Supervisor for
the 5th District, responsible for the height restriction zoning in the neighborhood. The fact of the
matter is that the lagoon area has always been an attraction for people in cars. The parcel was
once a landing strip next to the Mission Ranch. And it’s important to note is that the school
traffic occurs only in mornings for drop off and afternoons for pickup. Weekends are silent, with
few cars to be seen, but the playground still serves the public -- most of whom walk. Mission
Ranch, on the other hand, is a non-conforming commercial use and attracts traffic on weekends,
yet all its uses have been granted by the county.

River School is no different than any other elementary school in a residential neighborhcod. The
old Woods School, now Stevenson Elementary School, in Carmel Woods (also unincorporated)
has the same traffic pattern that the county permitted. I think if you check around the county, this
is standard operating procedure in all county jurisdictions with elementary schools.

I’m sorry I can't be there in person, but my congressional schedule requires me to be in
Washington today. I sincerely hope you will grant the use with minimal conditions so the school
can continue to serve the needs of the public and those of us who live in the neighborhood. My
family joins me in this support.

Farr and family



