MONTEREY COUNTY PLANNING COMMISSION

Meeting: July 8, 2009 Time: 1:30 PM | Agenda Item No. 6

Project Description: Conduct a workshop to consider several Draft General Plan Update policies in

the Open Space Element, Agricultural Winery Corridor Plan and related proposed mitigation
measures.

Project Location: Unincorporated County (non-

: id
coastal) APN: Countywide

Planning File Number: PLN070525 Name: County of Monterey

Plan Area: Cachagua, Carmel Valley, ‘Central
Salinas Valley, Greater Monterey Peninsula, Fort
Ord, Greater Salinas, North County(Inland), South
County, Toro, Agricultural Winery Corridor

Flagged and staked: N/A

Zoning Designation: : Multiple

CEQA Action: Environmental Impact Report prepared (EIR #07-01, SCH#: 2007121001)

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Planning Commission conduct a workshop to consider several Draft
General Plan Update policies and related proposed mitigation measures.

PROJECT OVERVIEW: ,

This item is a continued discussion of several Draft General Plan Update policies and related
proposed mitigation measures.  Discussion so far has been directed toward policies and
mitigation measures related to biological resources. Based on comments received on the Draft
EIR, the testimony presented, and Commission discussions and public testimony (written and
oral), staff has developed a package of possible policy/mitigation changes for the Commission to
consider at your July 8, 2009 workshop.

These proposed changes affect policies in the Open Space Element, biological resource
mitigation measures, and the Agricultural Winery Corridor Plan (AWCP). Exhibit A provides a
matrix with a comparison of current and proposed language. Exhibit A includes biological
resource measures that would address the post 2030 to buildout timeframe. Exhibit B provides
slope policy language from the 1982 General Plan, Draft 2007 General Plan (GPUS), and two
options for changing policy OS-3.5 in GPUS.

In addition to these matters, staff has a few more items for the Commission to consider. Because
of the time constraints on July 8, staff is proposing that these be scheduled for a subsequent
workshop or workshops.

1. Other PC Items. As part of previous discussions, the Commission desires to address
mitigation measures that would address impacts identified beyond the 2030 timeframe
and one relative to the AWCP:

WR-2 (PS-3.17 & PS-3.18) - Planning future water supplies

CC-4, 4™ bullet (PS-5.5) - Anaerobic digesters (AWCP)

Bio-1.4 and Bio-1.5 are included in Exhibit A for discussion as part of the biological
issues at this time. WR-2 and CC-4 are proposed for discussion at t alter workshop.




CVMP: Comments were presented by a group of residents in Carmel Valley relative to

proposed mitigation measures that affect draft CVMP policies. This group has taken

proposed policy revisions to the Land Use Advisory Committee (LUAC) and Blue |
Ribbon Traffic Committee (Traffic Committee). The Traffic Committee created a sub-

committee to work with staff to try to develop alternative policy language. Staff proposes

to add this as a topic for discussion for a subsequent workshop.

CWPP: On June 16, 2009, staff took an item to the Board regarding a request from a
working group to consider incorporating language for a Community Wildfire Protection
Plan (CWPP) and how fire protections should be handled in policy. Based on the
Commission direction on June 24, a separate staff report has been prepared for this
matter.

Climate Change: Several members of the Planning Commission and the public requested
that proposed policies in the DEIR be discussed by the Planning Commission. Staff
recommends that this topic would also be scheduled for a subsequent workshop.

Carl P. Holm, AICP, Assistant Director of Planning =  Alana S. Knaster, Deputy Director, RMA
(831)755-5103 or holmcp@co.monterey.ca.us (831) 755-5322 or knastera@co.monterey.ca.us
June 30, 2009

cc:

Front Counter Copy; Planning Commission; County Counsel, RMA-Public Works; Water Resources
Agency; Environmental Health; Parks Department; RMA-Redevelopment and Housing Office;
Agricultural Commissioner; Fire (R. Hamelin/CalFire, D. Priolo/Salinas Rural) LandWatch (A. White),
Refinement Group (B. Finengan), CWPP (K. O’Brien, P. Silkwood), Carl Holm; Alana Knaster, Project
File PLNO70525, Website.

Exhibit A Matrix of Proposed General Plan Policies and Mitigation Measures
Exhibit B Slope Policy Options
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26.1.10

35.1.4 (C)

EXHIBIT B
SLOPE POLICIES
PC, 7/8/09

1982 GP/ZONING

GENERAL PLAN

Lands having a prevailing slope above 30% shall require adequate special erosion
control and construction techniques.

The County shall prohibit development on slopes greater than 30%. It is the
general policy of the County to require dedication of scenic easement on a slope
of 30% or greater. Upon application, an exception to allow development on slopes
of 30% or greater may be granted at a noticed public hearing by the approving
authority for discretionary permits or by the Planning Commission for building
and grading permits. The exception may be granted if one or both of the following
findings are made, based upon substantial evidence:
A) there is no alternative which would allow development to occur on slopes
of less than 30%; or,

" B) the proposed development better achieves the resource protection

objectives and policies contained in the Monterey County General Plan,
accompanying Area Plans and Land Use Plans, and all applicable master
plans.

' CACHAGUA
Conversion of historically uncultivated lands to farmlands on parcels having an

average cross slope of between 15% to 30% shall require a use permit. Approval
of the use permit shall follow the submission of an adequate agricultural

" management plan. The plan should include an analysis of soils; erosion potential

and control; water demand and availability; proposed methods of water
conservation and water quality protection; preservation of important vegetation
and wildlife habitats; numbers and species of trees to be removed; crop rotation
schedules; and such other means appropriate to ensure the long term viability of

agriculture on the parcel.

CVvMP

26.1.10.1 (CV)  The County shall prohibit development on slopes greater than 30%. It is the

general policy of the County to require dedication of scenic easement on slope
greater than 30%. Exception may be made for development which can further
the goals, and policies of this Plan.

CENTRAL SALINAS VALLEY

35.1.4 (CSV) Conversion of historically uncultivated lands to farmlands on parcels having an

average cross slope of 15% - 25% shall require a use permit. Approval of the use
permit shall follow the submission of an adequate agricultural management plan.




7.1.4 (GMP)

35.1.4 (NC)

EXHIBIT B
SLOPE POLICIES
PC, 7/8/09
The plan should include an analysis of soils; erosion potential and control; water
demand and availability; proposed methods of water conservation and water
quality protection; preservation of important vegetation and wildlife habitats; crop
rotation schedules; and such other means appropriate to ensure the long-term
viability of agriculture on the parcel.

GMP

Redwood forest and chaparral habitat on land exceeding 30 percent slope should
remain undisturbed due to potential erosion impacts and loss of visual amenities.

NORTH COUNTY

Conversion of uncultivated lands to crop lands on lands having a slope of 15% or
greater shall require a use permit. Approval of the use permit shall follow the
submission of an adequate management plan. These plans should include analysis
of soils, erosion potential and control, water demand and availability, proposed
methods of water conservation and water quality protection, protection of
important vegetation and wildlife habitats, rotation schedules, and such other
means appropriate to ensure the long-term viability of agriculture on that parcel.

ZONING CODE (TITLE 21)

USES ALLOWED, USE PERMIT REQUIRED IN EACH CASE. (F, RG, PG zones)

A. Conversion of uncultivated land to cultivated agricultural use on land with 15% - 25%
slopes (North County Area Plan, Central Salinas Valley Area Plan, Cachagua Area Plan,

only)




08S-3.5

EXHIBIT B
SLOPE POLICIES
PC, 7/8/09

DRAFT 2007 GENERAL PLAN (GPUS)
GENERAL PLAN

The County shall prohibit development on slopes greater than 30%. It is the

general policy of the County to require dedication of scenic easement on a slope

of 30% or greater. Upon application, an exception to allow development on

slopes of 30% or greater may be granted at a noticed public hearing by the

approving authority for discretionary permits or by the Planning Commission for

building and grading permits. The exception may be granted if one or both of

the following findings are made, based upon substantial evidence:

A) there is no alternative which would allow development to occur on slopes
of less than 30%; or,

B) the proposed development better achieves the resource protection
objectives and policies contained in the Monterey County General Plan,
accompanying Area Plans and Land Use Plans, and all applicable master

plans.
A permit process will be established as follows:
1. A discretionary permit process for development on slopes greater than

25-percent (25%) or that contain geologic hazards and constraints
shown on the County’s GIS Geologic (Policy S-1.2) or Hydrologic
(Policy PS-2.7) Hazard Databases shall be established. The process
shall be designed to:

a. evaluate possible building site alternatives that better meet the
goals and policies of the general plan.

b. identify development and design techniques for erosion control,
slope stabilization, visual mitigation, drainage, and construction
techniques.

c. minimize development in areas where potentially unstable slopes,
soil and geologic conditions, or sewage disposal pose substantial
risk to public health or safety.

2. The County shall develop and implement an Agricultural Permit process
for the conversion, for agricultural purposes, of previously uncultivated
lands on slopes in excess of 25-percent (25%). An Agricultural Permit
shall recognize unique grading criteria for agricultural purposes and the
process shall include criteria when a discretionary permit is required.
Projects that are subject to a State Agricultural Waiver Program,
Agricultural Registration Program, or other similar program that regulates
irrigation of agricultural land on steep slopes or projects where only a
small portion of the affected area has slopes in conflict with this policy
shall be allowed with a ministerial permit that requires compliance with
the criteria developed for the following resource areas:

a. Water Quality/Water Supply

b. Biological Resources

c. Cultural Resources

d. Erosion Control




CV-6.4

EXHIBIT B

SLOPE POLICIES
PC, 7/8/09
e. Drainage
f. Flood Hazards
3. A ministerial permit process shall be developed and implemented for

proposed development, including for purposes of this policy conversion of
previously uncultivated lands, on slopes between 15- and 24-percent (15-
24%), and 10- to 15-percent (10-15%) on highly erodible soils.

4. The permit processes shall be designed to require that an erosion control
plan be developed and implemented that addresses slope stabilization, and
drainage and flood hazards.

5. All Routine and Ongoing Agricultural Activities, except for conversion of
previously uncultivated lands as described in this policy above, are exempt
from the above permit requirements.

CVMP

In Carmel Valley, conversion for agricultural purposes of previously uncultivated
lands on slopes in excess of 25 percent (25%) shall be prohibited.




EXHIBIT B
SLOPE POLICIES
PC, 7/8/09

PROPOSED MODIFICATION TO GPUS

1. Suggested modifications to the slope/grading policy pertaining in response to
comments raised in connection with impacts to biological species. This policy also
addresses impacts from erosion: (there are two options below)

OPTION 1

08-3.5

The County shall prohibit development on slopes greater than _ %. On all
other slopes, the County shall regulate development as follows in order to
protect ecological and aesthetic resources:

Non-Agricultural Related Development. Where sldpes will be disturbed for

non-agricultural related development, the following permit and review process
will apply:

1.

2.

Slopes up to 10%: No slope regulations.

Slopes greater than 10% and up to 25%: A ministerial permit process
shall be developed and implemented that includes submittal of soil data.
If the submitted soil data shows the area to contain highly erodible soil
and the slope is greater than 10 percent (10%), a discretionary permit
shall be required as described below.

Slopes greater than 25% and up to ___ %, or that present Geologic or
Hydrologic Hazards: A discretionary permit process shall be developed
and implemented. The presence of a Geologic or Hydrologic Hazard shall
be determined where reference to the County’s GIS Geologic (Policy S-
1.2) or Hydrologic (Policy PS-2.7) Hazard Databases show geologic
hazards or constraints. A discretionary permit may be granted following a
noticed public hearing by the approving authority for discretionary permits
or by the Planning Commission for building and grading permits. The
permit may be granted if one or both of the following findings are made,
based upon substantial evidence:

a. The proposed development has been evaluated for possible
development site alternatives and there are no alternatives that
would allow development to occur on slopes 0f 25% or less; or

b. The proposed development better achieves the resource
protection objectives and policies contained in the Monterey
County General Plan, accompanying Area Plans and Land Use
Plans, and all applicable master plans.

Slopes greater than __ %: It shall be the general policy of the County
that, where development is otherwise permitted, dedication of
conservation easement on slopes of % or greater shall be required.



EXHIBIT B
SLOPE POLICIES
PC, 7/8/09

Design Criteria: The discretionary permit process described above shall

be designed to identify development and design techniques for erosion

control, slope stabilization, visual mitigation, drainage, and construction
techniques including:

a. Avoidance of development within natural canyons, gullies and
drainage courses that support native vegetation such as oaks,
willows, and chaparral.

b. Minimization of development in areas where potentially unstable
slopes, soil and geologic conditions, or sewage disposal pose
substantial risk to public health or safety.

Agricultural Related Development. Where slopes will be disturbed for

agricultural related development, the following permit and review process will

apply:
1.

2.

Slopes up to 15%: No slope regulations except as provided below.

Slopes greater than 10% and up to 15% that contain highly erodible
soils: A ministerial Agricultural Permit process shall be developed and
implemented for conversion of previously uncultivated lands that contain
highly erodible soils.

Slopes greater than 15% and up to 24%: The ministerial permit process:
described above shall apply.

/
Slopes greater than 25% and upto — __ %: A discretionary Agricultural-
Permit process shall be developed and implemented for conversion of
previously uncultivated lands.

Slopes greater than __%: There shall be no new cultivation on slopes
greater than __ %.

Agricultural Permit. An Agricultural Permit shall recognize unique
grading criteria for agricultural purposes, and the process shall require
compliance with the criteria developed for the following resource areas:
a. Water Quality/Water Supply

b. Biological Resources
c. Cultural Resources
d. Erosion Control

e. Drainage

- f. Flood Hazards

Projects that are subject to a State Agricultural Waiver Program,
Agricultural Registration Program, or other similar program that regulates
irrigation of agricultural land on steep slopes, or projects where only a




EXHIBIT B
SLOPE POLICIES
PC, 7/8/09 .
small portion of the affected area has slopes in conflict with this policy,
shall be allowed with a ministerial permit.

7. Grazing activity: This policy does not apply to grazing activities.

C. For purposes of this policy, slope shall be measured based on the average cross-
slope of the area impacted.

D. The permit processes established pursuant to this policy shall be designed to
require that an erosion control plan be developed and implemented that
addresses slope stabilization, and drainage and flood hazards.

OPTION 2
Make the following changes only to OS-3.5

The County shall prohibit development on slopes greater than 30%. It is the general policy

of the County to require dedication of scenic easements on a slope of 30% or greater. Upon

application, an exception to allow development on slopes of 30% or greater may be granted

at a noticed public hearing by the approving authority for discretionary permits or by the

Planning Commission for building and grading permits. The exception may be granted if

one or both of the following findings are made, based upon substantial evidence:

a) there is no alternative which would allow development to occur on slopes of less than
30%; or

b) the proposed development better achieves the resource protection objectives and policies
contained in the Monterey County General Plan, accompanying Area Plans and Land
Use Plans, and all applicable master plans.

There will be no exception granted for projects on slopes greater than %. For purposes of
this policy, slope shall be measured based on the average cross-slope of the area impacted
and/or shall not exceed ___acres in size.

2. The County-shall-develop A discretionary Agricultural Permit process for the
conversion for agricultural purposes, of previously uncultivated lands on slopes in excess

of 25% shall be developed.




