MONTEREY COUNTY PLANNING COMMISSION

Meeting: September 14, 2011 Time: 9:00 A.M. | Agenda Item No.: 1

Project Description: Combined Development Permit consisting of: 1) Coastal Administrative
Permit to allow for the demolition of an existing 3,914 square foot one-story single family
dwelling and the construction of a 14,123 square foot three-level single family dwelling with a
1,046 square foot three-car attached garage, removal of 13,661 square feet of existing hardscape
(patios, pathways, terraces, parking areas, driveway) and construction of 7,666 new hardscape,
new fence and gate at front property line and approximately 3,150 cubic yards of grading (2,650
cut/500 fill; 2) Coastal Development Permit for development within 750 feet of known
archaeological resources; 3) Coastal Development Permit for development within 100 feet of
environmentally sensitive habitat; 4) Coastal Development Permit for development on slope
greater than 30%; 5) Coastal Development Permit to allow the removal of one 15-inch Monterey
pine tree; 6) Coastal Development Permit to allow the construction of a 544 square foot attached
caretaker unit; and 6) Design Approval (colors and materials to consist of: earthtone stucco and
natural color slate, stone, bronze, copper and wood for the exterior finishes).

gzgizct Location: 3184 17 Mile Drive, Pebble APN: 008-491-015-000

Owner: Mark J. Byrne

Planning File Number: PLN100579 Agent: Anatoly Ostretsov, IDG

Planning Area: Del Monte Forest Land Use Plan Flagged and staked: Yes

Zoning Designation: “LDR/2-D (CZ)” [Low Density Residential, 2 acres per unit with Design
Control overlay (Coastal Zone)]

CEQA Action: Mitigated Negative Declaration

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Planning Commission adopt a resolution (Exhibit C) to:
1) Adopt a Mitigated Negative Declaration;
2) Approve PLN100579, based on the findings and evidence and subject to the
conditions of approval (Exhibit C); and
3) Adopt a Mitigation Monitoring and Reporting Plan.

PROJECT OVERVIEW:

The project site is a 1.5 acre parcel located at 3184 17 Mile Drive, within the Pebble Beach
Planning Area of the Del Monte Forest. The property is a gently sloping, developed residential lot
in a residential area, with the Pacific Ocean to the west, 17 Mile Drive to the east and residential
uses to the north and south. The parcel is also located within the mapped indigenous Monterey
cypress habitat area within the Del Monte Forest, and Monterey cypress habitat is present on the
property.

The applicant proposes to demolish the existing single family dwelling and hardscape and to
construct a new two-story single family dwelling with a basement, attached garage and a caretaker
unit in the same footprint. Other proposed site improvements include a new paved driveway and
motorcourt, guest parking areas, a terrace, a patio, fencing and an entry gate. Development of the
project will require approximately 3,150 cubic yards of grading (2,650 cut/500 fill) and the removal
of one Monterey pine tree. The applicant has prepared and submitted a Cypress Habitat Restoration
Plan (LIB110138) to address the removal and rehabilitation of existing hardscape elements on the
site.

The project site is also located within an area that is rich in archaeological resources.
Because the project is located within 750 feet of a known archaeological resource and because
culturally affected soils exist on the property, the project requires a Coastal Development Permit.
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This project is being heard by the Planning Commission because it is visible from 17
Mile Drive, a designated scenic area, and because the project includes a Coastal Development
Permit for development on a parcel with a positive archaeological report and a Coastal
Development Permit for development within 100 feet of environmentally sensitive habitat. A
more detailed discussion of the project is attached as Exhibit B.

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this

project:
v RMA - Public Works Department
N Environmental Health Bureau
\ Water Resources Agency
N Pebble Beach Community Services District (Fire District)

Parks Department
California Coastal Commission

Agencies that submitted comments are noted with a check mark (“\/”). Conditions recommended
by RMA-Public Works Department, Water Resources Agency and Pebble Beach Community
Services District have been incorporated into the Condition Compliance/Mitigation Monitoring
and Reporting Plan attached to the draft resolution (Exhibit C).

The Del Monte Forest Land Use Advisory Committee (LUAC) heard the project at a public
hearing on January 6,2011. The LUAC recommended approval of the project by a 6-0 vote.

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

'i. §b€/ﬁ ( AL VN

Delinda G. Roblni%%l Senior Planner
(831) 755-5198, robinsond@co.monterey.ca.us
September 6, 2011

/S

cc:  Front Counter Copy; Planning Commission; Pebble Beach Community Services District; Public
Works Department; Environmental Health Bureau; Water Resources Agency; California
Coastal Commission; Laura Lawrence, Planning Services Manager; Delinda Robinson, Project
Planner; Carol Allen, Senior Secretary; Mark J. Byrne, Owner; Anatoly Ostretsov, Agent;
Planning File PLN100579

Attachments: Exhibit A Project Data Sheet
Exhibit B Project Discussion
Exhibit C Draft Resolution, including:
* Conditions of Approval and Mitigation Monitoring and Reporting
Program
¢ Site Plan, Floor Plan and Elevations
Exhibit D Vicinity Map
Exhibit E Del Monte Forest Land Use Advisory Committee Minutes
Exhibit F Justification Letter for Caretaker Unit
Exhibit G Mitigated Negative Declaration

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

Project Information for PLN100579

Project Information:

Project Name: BYRNE MARK J TR ET AL
Location: 3184 17 MILE DR PEBBLE BEACH
Permit Type: Combined Development Permit

Environmental Status: Mitigaied Negative Declaration

Existing Structures (sf): 3914
Proposed Structures (sf): 15583
Total Sq. Ft.: 19497
Tree Removal: 1 MTRY PINE

Water Source: PUBLIC

Water Purveyor: CAL AM

Sewage Disposal (method): SEWER

Sewer District: PBCSD

Final Action Deadline (884):

‘Coverage AHowed:

Coverage Proposed:
Height Allowed:
Height Proposed:
FAR Aliowed:

FAR Proposed:

Lot Size:
Grading (cubic yds.):

10/10/2011
15%
12.7%

30

29.5'

17.5%
17.49%
65343
3150

Parcel Information:

Primary APN: 008-491-015-000
Applicable Plan: Del Monte Forest LUP
Advisory Committee: Del Monte Forest Advisory Committee
Zoning: LDR/2-D(CZ)
Land Use Designation: RES-1 UNIT/2 ACRES
Coastal Zone: Del Monte Forest

Fire District: Pebble Beach CSD

Seismic-Hazard Zone:
Erosion Hazard Zone:

Fire Hazard Zone:

Flood Hazard Zone:
Archaeological Sensitivity:
Viewshed:

Special Setbacks on Parcel:

UNDETERMINED
Moderate

High

undefined

high

17 MILE DRIVE

undefined

Reports on Project Parcek

Soils Report# [IB110022
Biological Report#: LIB110139

Geologic Report #: LIB110022

Forest Management Rpt. #: LiB110021

Archaeological Report#: LIB110019
Traffic Report #: I\,a

Date Printed: ~ 9/9/2011



EXHIBIT B
DISCUSSION

Project Description

The subject property is located at 3184 17 Mile Drive, Pebble Beach, within the Del Monte
Forest Land Use Plan area. The property slopes gently down from 17 Mile Drive on the east,
becoming slightly steeper on the western third of the parcel, with the coastal bluff at the western
property line. The forest on the property includes a representation of all age classes of Monterey
cypress and Monterey pines. The understory species are a mixture of grasses, small shrubs and
many volunteer Monterey pines and Monterey cypress on the eastern portion of the parcel. Ice plant
is growing in large sections of the western side of the parcel. The property’s land use designation is
Low Density Residential, with similar designations within the vicinity and the well-established
neighborhood has few vacant lots.

The applicant proposes to demolish the existing 3,914 square foot one-story residence with
basement and remove approximately 13,661 square feet of existing hardscape and to construct a
new 14,123 square foot three-level single family dwelling with a 1,046 square foot attached garage,
7,300 square feet of new hardscape, an approximately 240 linear foot fence and entry gate, and a
400 square foot utility area. The project will require approximately 3,150 cubic yards of grading
(2,650 cut/500 fill), primarily for the excavation of the basement. The project proposes to remove
13,661 square feet of hardscape and 3,914 square feet of structural coverage (residence) and to
construct 7,666 square feet of new hardscape and 8,310 square feet of structural coverage. This
will result in a net reduction in total site coverage of 1,599 square feet. The new residence will
be located within essentially the same footprint as the existing residence. The driveway and entry
gate will be relocated to the north of the existing driveway, in a location that has a better sight
distance and which will allow the entry gate to be further into the property so that vehicles can
completely exit the road before stopping for the gate. The project also includes the construction of a
544 square foot attached caretaker unit.

Project Issues

Environmentally Sensitive Habitat Areas and Tree Removal

The property is located within the mapped indigenous Monterey cypress habitat area within the
Del Monte Forest, and Monterey cypress habitat is present on the property. This
environmentally sensitive habitat is specifically protected by Del Monte Forest Land Use Plan
(LUP) Policy No. 21, which requires that: “Land uses on existing legal lots of record supporting
indigenous Monterey Cypress habitat shall be compatible with the objective of protecting this
environmentally sensitive coastal resource. Improvements such as structures and driveways shall
be carefully sited and designed to avoid potential damage or degradation of the microhabitat of
these trees.” The project has been designed to avoid impacts to the native Monterey cypress.
The applicant has prepared and submitted a Cypress Habitat Restoration Plan (CHRP)
(LIB110138) to address the removal and rehabilitation of the existing hardscape elements on the
site, including pathways, patio areas and portions of the existing driveway. The CHRP also
includes eradication and control of exotic vegetation (primarily ice plant) on the site.
Implementation of the CHRP would result in restoration of these areas to native Monterey
cypress habitat. Conditions requiring completion and monitoring of restoration activities in
accordance with the CHRP, and the standard condition requiring tree protection during
construction have been incorporated into Exhibit 1 (Condition Nos. 8 and 10). No Monterey
cypress are proposed for removal but two Monterey pines will be removed; one 15-inch
Monterey pine, which is growing in the footprint of the proposed new driveway, and one 11-inch
dead and hazardous Monterey pine. The project is conditioned (Condition No. 11) to require

replacement at a 1:1 ratio with Monterey pines of local genetic stock as recommended in The
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Forest Management Plan (LIB110021) prepared for the project. Also pursuant to LUP policy, a
condition requiring dedication of a Scenic and Conservation Easement over all areas of the
property that are not approved for development has been incorporated (Condition No. 7).

30 Percent Slope

Pursuant to Section 20.64.230, in order to approve development on slopes of 30% or more, the
Appropriate Authority must find, in addition to other necessary findings, based on substantial
evidence, that: a) there is no feasible alternative which would allow development to occur on
slopes of less than 30%; or b) that the proposed development better achieves the goals, policies
and objectives of the Monterey County Local Coastal Program than other development
alternatives. The project includes the removal of most of the existing hardscape, including stone
terraces and paths to the west of the residence and restoration of those areas. This area includes
a landscaped steep slope that was created when the terraces and paths were originally installed.
The project will remove invasive non-native plants and restore the natural grades and native
Monterey cypress habitat in this area. The Policy Guidance Statement for Environmentally
Sensitive Habitat Areas in the LUP states: “The environmentally sensitive habitat areas of the
Del Monte Forest Area are unique, limited, and fragile resources, which are important to the
enrichment of residents and visitors alike. Accordingly, they shall be protected, maintained, and,
where possible, enhanced and restored in accordance with the policies of this LUP and the
associated policies and maintenance standards of the OSAC Plan.” The implementation of the
Cypress Habitat Restoration Plan for this project is consistent with the intent of this section of
the LUP.

Visual Resources

The project site borders 17 Mile Drive, a designated scenic roadway, and the existing structure is
visible from 17 Mile Drive. The property is also visible from Point Lobos State Reserve, as
identified on the LUP Visual Resources Map (LUP Figure 2C). The project, as proposed, would
increase the height and mass of the structure, but due to existing tree screening and the
incorporation of the design into the site topography, the additional mass and height will not
increase the visibility from Point Lobos State Reserve or 17 Mile Drive. All areas not within the
area approved for development will be placed into a conservation and scenic easement to ensure
that the trees remain in place. The project has been designed to be consistent with LUP Policy
59, which requires that: “New development, including ancillary structures such as fences
constructed between 17 Mile Drive and the sea (Pacific Grove Gate to Carmel Gate portion)
shall be designed and sited to minimize obstructions of views from the road to the sea.” There
are views of the sea across the property from 17 Mile Drive to the south and north of the existing
residence, but the view over the existing residence includes only sky. From the east elevation
(the view from 17 Mile Drive), the proposed height will increase by approximately 14 feet (from
16 feet to 30 feet). However, this height increase will not impact ocean views over the residence
because currently there is no view of the ocean over the residence. As originally proposed, the
residence would have been wider from north to south, which would have impacted the existing
views of the sea. The project was re-designed to eliminate the elements of the home that would
have encroached into the views of the sea around the home. Visual simulations prepared for the
project confirm that potential impacts to views will be minimal.

The applicant proposes to use earthtone stucco and natural color slate, stone, bronze, copper and
wood for the exterior finishes. These proposed finishes will blend well with the surrounding
natural environment. Some additional lighting sources would occur as a result of the expanded
residence and caretaker unit. However, the proposed project will be required to comply 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
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visibility is reduced, and offsite glare is fully controlled.” Additionally, the standard condition
requiring the preparation of an exterior lighting plan, subject to the review and approval of the
RMA -Planning Department has been incorporated into Exhibit 1.

Cultural Resources

The project site is located within an area of high archaeological sensitivity, and the project
includes a Coastal Development Permit to allow development within 750 feet of a known
archaeological resource. The archaeological reconnaissance conducted for the project located a
previously unrecorded archaeological midden on the western margin of the parcel. The midden
deposit appeared to be shallow and limited in areal extent. No surface evidence of cultural
resources was noted around the existing house or in the upper part of the parcel during the
reconnaissance.

The proposed construction will occur within the existing developed footprint and above the
elevation of the archaeological deposit. Therefore, it is unlikely that impacts to the resource area
will occur. However, due to the close proximity to the midden deposit and the potential for
incidental impacts during demolition and construction, two mitigation measures requiring a
qualified archaeological monitor during initial earthwork and protection of the archaeological
site with protective fencing during demolition and construction are required.

Environmental Review

An Initial Study/Mitigated Negative Declaration was prepared for the project and circulated from
June 9, 2011 through July 8, 2011. The Initial Study (IS) identified potential impacts to
aesthetics, biological resources, cultural resources, and greenhouse gas emissions. Mitigations
were recommended to reduce potential impacts to cultural resources to a less than significant
level. As mitigated, the project was found to have a less than significant impact on the
environment. No comments from the public were received during the 30 day comment period.

Recommendation

Based on resource information contained in the Del Monte Forest Land Use Plan, the Del Monte
Forest Coastal Implementation Plan, the Monterey County Zoning Ordinance (Title 20), the
Monterey County Geographic Information System, application materials and site visits, staff
finds that there are no unresolved issues with this project. The project is consistent with the Del
Monte Forest Land Use Plan, The Del Monte Forest Coastal Implementation Plan and Title 20.
Staff recommends that the Planning Commission adopt the Mitigated Negative Declaration along
with the Mitigation Monitoring and Reporting Plan and approve the Byrne project, PLN100579.
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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:

MARK J. BYRNE (PLN100579)

RESOLUTION NO. ----

Resolution by the Monterey County Hearing Body:

1) Adopting a Mitigated Negative Declaration;
Approving Combined Development Permit
consisting of: 1) Coastal Administrative
Permit to allow for the demolition of an
existing 3,914 square foot single family
dwelling and the construction of a 14,123
square foot three-level single family dwelling
with a 1,046 square foot three-car attached
garage, removal of 13,661 square feet of
existing hardscape (patios, pathways, terraces,
parking areas, driveway) and construction of
7,666 new hardscape, new fence and gate at
front property line and approximately 3,150
cubic yards of grading (2,650 cut/500 fill; 2)
Coastal Development Permit for development
within 750 feet of known archaeological
resources; 3) Coastal Development Permit for
development within 100 feet of
environmentally sensitive habitat; 4) Coastal
Development Permit for development on
slope greater than 30%; 5) Coastal
Development Permit to allow the removal of
one 15-inch Monterey pine tree; 6) Coastal
Development Permit to allow the construction
of a 544 square foot attached caretaker unit;
and 6) Design Approval (colors and materials
to consist of: earthtone stucco and natural
color slate, stone, bronze, copper and wood
for the exterior finishes); and
2) Adopting a Mitigation Monitoring and

Reporting Plan

[PLN100579, Mark J. Byrne, 3184 17 Mile Drive,

Pebble Beach, Del Monte Forest Land Use Plan

(APN: 008-491-015-000)]

The Byrne application (PLN100579) came on for public hearing before the Monterey
County Planning Commission on September 14, 2011. 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:
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1. FINDING:

EVIDENCE: 2)

b)

d)

BYRNE (PLN100579)

FINDINGS

CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.
During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:

- the 1982 Monterey County General Plan;

- Del Monte Forest Land Use Plan;

- Monterey County Coastal Implementation Plan Part 5;

- Monterey County Zoning Ordinance (Title 20)
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.
The property is located at 3184 17 Mile Drive, Pebble Beach (Assessor’s
Parcel Number 008-491-015-000), Del Monte Forest Land Use Plan.
The parcel is zoned “LDR/2-D(CZ)” [Low Density Residential, 2 acres
per unit with Design Control overlay (Coastal Zone)], which allows one
single family dwelling as a Principal Allowed Use subject to a Coastal
Administrative Permit in each case and an caretaker unit subject to a
Coastal Development Permit in each case. Therefore, the project is an
allowed land use for this site.
The project consists of a Combined Development Permit. Entitlements
include: A Coastal Administrative Permit to allow the demolition of an
existing single family residence and the construction of a new single
family residence in the essentially the same footprint; a Coastal
Development Permit to allow development within 100 feet of
environmentally sensitive habitat; a Coastal Development Permit for
development within 750 feet of a known archaeological resource; a
Coastal Development Permit for development on slope greater than 30
percent; a Coastal Development Permit for tree removal (one 15-inch
Monterey pine); a Coastal Development Permit to allow the
construction of an caretaker unit; and Design Approval(colors and
materials to consist of: earthtone stucco and natural color slate, stone,
bronze, copper and wood for the exterior finishes). Staff has confirmed
that the proposed project meets the development standards for the Low
Density Residential zoning district.
The project planner conducted a site inspection on November 9, 2010 to
verify that the project on the subject parcel conforms to the plans listed
above.
Environmentally Sensitive Habitat (ESHA) — The project includes a
Coastal Development Permit to allow development within 100 feet of
ESHA. The project is consistent with the policies and regulations of the
LUP and CIP pertaining to ESHA. See Finding 10.
Archaeological resources — The subject property is located within a
“high” archaeological sensitivity area and the Monterey County
Geographic Information System (GIS) indicates that the proposed
development is located within 750 feet of a known archaeological
resource. Pursuant to Section 20.147.080 of the Coastal Implementation
Plan Part 5, a Coastal Development Permit is required. An
archaeological survey was required for the proposed project. The
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2. FINDING:

EVIDENCE:

BYRNE (PLN100579)

g)

h)

J)

a)

b)

project avoids impacts to archaeological resources in accordance with
the applicable goals and policies of the Del Monte Forest Land Use
Plan. (See Finding 5, Evidence g).

30% Slope - Development on slopes that exceeds 30% is prohibited
unless there is no feasible alternative that would allow development to
occur on slopes of less than 30/25%, or the proposed development better
achieves the goals, policies and objectives of the Monterey County
General Plan and applicable area plan than other development
alternatives. (See Finding 8)

Caretaker unit - The Byrne project meets the regulations, standards and
circumstances for a caretaker unit. (See Finding 7)

The project was referred to the Del Monte Forest Land Use Advisory
Committee (LUAC) for review. Based on the LUAC Procedure
guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application did warrant referral to the
LUAC because the project is subject to CEQA review and includes a
Design Approval that will be heard by the Planning Commission. The
LUAC heard the project at a public hearing on January 6, 2011 and
recommended approval of the project by a vote of 6 to 0.

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
PLN100579.

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, Pebble Beach
Community Services District, Public Works, Environmental Health
Bureau, and Water Resources Agency. There has been no indication
from these departments/agencies that the site is not suitable for the
proposed development. Conditions recommended have been
incorporated.
Staff identified potential impacts to Aesthetics, Biological Resources
and Archaeological Resources. 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:
“Biological Resources Report (Revised)(LIB110139), prepared by
Jeffrey B. Froke, PhD, Pebble Beach, CA, February 19, 2011.
- “Cypress Habitat Restoration Plan” (LIB110138), prepared by
Frank Ono, Pacific Grove CA, February 19, 2011. .
- “Forest Management Plan” (LIB110021), prepared by Forest City
Consulting (Matt Horowitz), Carmel, CA, December 2, 2010.
- “Geotechnical and Geologic Hazards Report” (LIB110022),
prepared by Grice Engineering, Inc., Salinas, CA, November 2010.
- “Preliminary Archaeological Reconnaissance” (LIB110023),
prepared by Archaeological Consulting, Salinas, CA, February 22,
2010.
- “Plan Review Letter” (LIB110019), prepared by Archaeological
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d)

3. FINDING:

EVIDENCE: a)

b)

4. FINDING:

EVIDENCE: a)

b)

©)
d)

5. FINDING:

BYRNE (PLN100579)

Consulting, Salinas, CA, November 1, 2010.
Staff conducted a site inspection on November 9, 2010 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
PLN100579.

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 Public Works, Environmental Health
Bureau, Water Resources Agency and the Pebble Beach Community
Services District (Fire). The respective departments/agencies have
recommended conditions, where appropriate, to ensure that the project
will not have an adverse effect on the health, safety, and welfare of
persons either residing or working in the neighborhood.

Necessary public facilities are available. Sewer service is currently
provided to the property by the Pebble Beach Community Services
District and the Carmel Area Wastewater District. The project will
utilize that same connection. Water service is provided by the
California American Water Company. The proposed project will require
54.6 more fixture units than the existing residence. The applicant has
purchased 55 fixture units from the Pebble Beach Company.
Preceding findings and supporting evidence for PLN100579.

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

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

Staff conducted a site inspection on November 9, 2010 and researched
County records to assess if any violation exists on the subject property.
There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the proposed
development are found in Project File PLN100579.

CEQA Mitigated Negative Declaration - On the basis of the whole
record before the Monterey County Planning Commission, there 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.
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EVIDENCE: a)

BYRNE (PLN100579)

b)

d)

g)

h)

Public Resources Code Section 21080.d and California Environmental
Quality Act (CEQA) Guidelines Section 15064.a.1 require
environmental review if there is substantial evidence that the project
may have a significant effect on the environment.

The Monterey County Planning Department prepared an Initial Study
pursuant to CEQA. The Initial Study is on file in the offices of the
Planning Department and is hereby incorporated by reference
(PLN100579). ‘

The Initial Study identified several potentially significant effects, but
the applicant has agreed to proposed mitigation measures that avoid the
effects or mitigate the effects to a point where clearly no significant
effects would occur. The Initial Study is on file in the RMA-Planning
Department and is hereby incorporated by reference (PLN100579).

All project changes required to avoid significant effects on the
environment have been incorporated into the project and/or are made
conditions of approval. A Condition Compliance and Mitigation
Monitoring and/or Reporting Plan has been prepared in accordance with
Monterey County regulations and is designed to ensure compliance
during project implementation and is hereby incorporated herein by
reference. The applicant must enter into an “A greement to Implement a
Mitigation Monitoring and/or Reporting Plan as a condition of project
approval.

The Draft Mitigated Negative Declaration (“MND”) for PLN100579
was prepared in accordance with CEQA and circulated for public
review from June 9, 2011 through July 8, 2011 (SCH#: 20110610252).
Issues that were analyzed in the Mitigated Negative Declaration include:
aesthetics, biological resources, cultural resources and greenhouse gas
emissions.

A previously unrecorded archaeological site exists on the subject
property. The proposed construction will occur within the existing
developed footprint and above the elevation of the archaeological
deposit. Therefore, it is unlikely that impacts to the resource area will
occur. However, due to the close proximity to the midden deposit and
the potential for incidental impacts during demolition and construction,
mitigation measures requiring a qualified archaeological monitor during
initial earthwork and protection of the archaeological site with
protective fencing during demolition and construction are required.
With the implementation of these mitigation measures which are
incorporated into Exhibit 1 as Condition Nos. 28 & 29, impacts to
cultural resources will be less than significant.

Evidence that has been received and considered includes: the
application, technical studies/reports (see Finding 2/Site Suitability),
staff reports that reflect the County’s independent judgment, and
information and testimony presented during public hearings (as
applicable). These documents are on file in the RMA-Planning
Department (PLN100579) and are hereby incorporated herein by
reference.

Staff analysis contained in the Initial Study and the record as a whole
indicate the project could result in changes to the resources listed in
Section 753.5(d) of the Department of Fish and Game (DFG) regulations.
All land development projects that are subject to environmental review
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3
k)

6. FINDING:

EVIDENCE: a)

b)

d)

2)

7. FINDING:

BYRNE (PLN100579)

are subject to a State filing fee plus the County recording fee, unless the
Department of Fish and Game determines that the project will have no
effect on fish and wildlife resources.

The site supports Monterey cypress habitat. For purposes of the Fish
and Game Code, the project will have a significant adverse impact on
the fish and wildlife resources upon which the wildlife depends. State
Department of Fish and Game reviewed the MND to comment and
recommend necessary conditions to protect biological resources in this
area. Therefore, the project will be required to pay the State fee plus a fee
payable to the Monterey County Clerk/Recorder for processing said fee
and posting the Notice of Determination (NOD).

No comments from the public were received during the 30 day review
period.

The Monterey County Planning Department, located at 168 W. Alisal,
2nd Floor, Salinas, California, 93901, is the custodian of documents and
other materials that constitute the record of proceedings upon which the
decision to adopt the negative declaration is based.

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.

Visual access is required as part of the project. No substantial adverse
impact on access, either individually or cumulatively, as described in
Section 20.147.130 of the Monterey County Coastal Implementation
Plan can be demonstrated.

The subject property is described as an area where the Local Coastal
Program requires public visual access (Figure 16 in the Del Monte:
Forest Land Use Plan). The project is located on the west side of 17
Mile Drive, between 17 Mile Drive and the sea.

LUP Policy No. 59 and CIP Section 20.147.130.D.5 require that
existing visual access from 17 Mile Drive be permanently protected as
an important component of shoreline access and public recreational use.
The view over the top of the existing residence includes only sky, so the
increased height of the proposed residence will not impact that portion
of the view. The project was re-designed to eliminate elements of the
home that would have encroached into the views of the sea around the
home. Visual simulations prepared for the project confirm that potential
impacts to views will be minimal.

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

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the proposed
development are found in Project File PLN100579.

The project planner conducted a site inspection on November 9, 2010.

CARETAKER UNIT- The subject project meets the regulations,
standards and circumstances for caretaker units in accordance with the
applicable goals, policies, and regulations of the applicable area plan
and zoning codes.
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EVIDENCE: a)

BYRNE (PLN100579)

b)

d

g)

h)

That the establishment of the caretaker unit will not, under the
circumstances of the particular application, be detrimental to the health,
safety, peace, morals, comfort and general welfare of persons residing
or working in the neighborhood or to the general welfare of the County
(see Finding 3).

The subject property upon which the caretaker unit is to be built is in
compliance with all rules and regulations pertaining to zoning uses,
subdivisions and any other applicable provisions of this Title.

The proposed 544 square foot caretaker unit will be located in the
basement level of the new residence. Accessory structures attached to a
main structure are subject to the height and setback regulations of the
main structure. Staff has confirmed that the proposed residence
conforms to all development regulations, including height and setbacks,
applicable to main structures in a Low Density Residential District. At
544 square feet, the proposed caretaker unit is less than the maximum
square footage allowed for a caretaker unit (850 square feet.)

That adequate sewage disposal and water supply facilities exist or are
readily available, as approved by the Director of Environmental Health
(see Finding 3). The Pebble Beach Community Services District and
Carmel Area Wastewater District currently provide sewage disposal for
the property and will provide sewage disposal for the proposed project.
The California American Water Company provides water service to the
property and will provide water service for the proposed project. The
applicant has purchased sufficient additional water from the Pebble
Beach Company for the project.

The project for a caretaker unit is an allowed use subject to securing a
Coastal Development permit in accordance with Section 20.64.030.C
and is consistent with the development standards of Section 20.14.060
and the regulations for caretaker units as provided at Section 20.64.030.
A condition requires the applicant to record a deed restriction that this
unit will be maintained in accordance with these standards (Condition
No. 9.)

That the proposed caretaker unit will not adversely impact traffic
conditions in the area. The person providing daily care for the property
will live in the unit and thus will not need to drive to and from work
each day.

The caretaker unit project is in conformance with policies of the Del
Monte Forest Land Use Plan, specifically Policy 78a, which encourages
“the use of caretakers accommodations as an appropriate means of
providing affordable housing for caretakers, ranch hands, convalescent
help, and domestic employees.”

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 PLN100579.

Letter of justification for the caretaker unit, dated March 11, 2011. the
applicant states that the property owners will need full-time caretakers
to maintain the property.

Caretaker units are subject to the overall build-out limitation in the Del
Monte Forest as defined by Table A in the Del Monte Forest Land Use
Plan (Section 20.64.030.I). Out of the 1,067 new residential units
allowed until buildout, 778 are remaining. Therefore, staff has
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8. FINDING:
EVIDENCE:
9. FINDING:
EVIDENCE:

BYRNE (PLN100579)

a)

b)

d)

b)

determined that adequate density exists in the Del Monte Forest area for
the proposed project.

DEVELOPMENT ON SLOPE — The proposed development better
achieves the goals, policies and objectives of the Monterey County
General Plan and Del Monte Forest Land Use Plan and the Monterey
County Zoning Ordinance (Title 20) than other development
alternatives.

In accordance with the applicable policies of the Del Monte Forest Land
Use Plan and the Monterey County Zoning Ordinance (Title 20), a
Coastal Development Permit is required and the authority to grant said
permit has been met. A Coastal Development Permit is required
because the slope where development will occur is steeper than 1 %
horizontal to 1 vertical.

The project includes application for development on slopes exceeding
30%. The project includes the removal stone terraces and paths and
restoration of the area. The steep slopes were created when the terraces
and paths were constructed. The project will restore the natural grades.
The proposed development better achieves the goals, policies and
objectives of the Monterey County Local Coastal Program than other
development alternatives. The Policy Guidance Statement for
Environmentally Sensitive Habitat Areas in the LUP states: “The
environmentally sensitive habitat areas of the Del Monte Forest Area
are unique, limited, and fragile resources, which are important to the
enrichment of residents and visitors alike. Accordingly, they shall be
protected, maintained, and, where possible, enhanced and restored in
accordance with the policies of this LUP and the associated policies and
maintenance standards of the OSAC Plan.” LUP Policy No. 21 requires
that land uses on existing legal lots of record supporting indigenous
Monterey Cypress habitat be compatible with the objective of protecting
this environmentally sensitive coastal resource. The implementation of
the Cypress Habitat Restoration Plan will cause restore Monterey
Cypress habitat to be restored and is consistent with the intent of this
section of the LUP.

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 PLN100579.

The project planner conducted a site inspection on November 9, 2010.
The subject project minimizes development on slopes exceeding 30% in
accordance with the applicable goals and policies of the applicable area
plan and zoning codes.

The applicant desires to restore Monterey Cypress habitat on the

property.

TREE REMOVAL

The subject project minimizes tree removal in accordance with the
applicable goals and policies of the Del Monte Forest Land Use Plan
and the associated Coastal Implementation Plan.

The project includes application for the removal of one 15” Monterey
pine tree. In accordance with the applicable policies of the Del Monte
Forest Land Use Plan and the Monterey County Zoning Ordinance

Page 14



10. FINDING:

EVIDENCE:
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)

h)

i)

i)

k)

(Title 20), a Coastal Development Permit is required and the authority
to grant said permit has been met.

CIP Section 20.147.050 requires a Coastal Development Permit for the
removal of a native tree. The project proposes to remove one 15-inch
native Monterey pine.

A Forest Management Plan and supplemental reports was prepared by
Matt Horowitz, Forest City Consulting (See Finding 2, Evidence B).
The Forest Management Plan and the Cypress Habitat Restoration Plan
(See Finding 2, Evidence b) specify measures for tree protection during
construction, including but not limited to: tree protection zones, trunk
protection, hand excavation, bridging roots and monitoring by a
qualified arborist or forester.” Condition No. 8 requires that all
development be in accordance with these reports and that the applicant
provide evidence prior to occupancy that all development was in
accordance with these reports.

The project has been designed and sited to minimize the removal of
protected trees to the greatest extent feasible. The tree proposed for
removal is located within the footprint of the new driveway. The
driveway is being relocated for traffic safety reasons. Other suitable,
safe locations for the driveway that were considered would have
involved the removal of additional trees.

The removal will not involve a risk of adverse environmental impacts.
According to the Forest Management Plan prepared for the project, the
tree proposed for removal is in poor condition, with only 55 percent of
the living crown being green. As recommended by the arborist and
required by the CIP, the tree will be replaced at a 1:1 ratio with a
Monterey pine of local genetic stock.

Staff conducted a site inspection on November 9, 2010 to verify that
the tree removal is the minimum necessary for the project and to
identify any potential adverse environmental impacts related to the
proposed tree removal.

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 PLN100579.

ESHA — The subject project minimizes impact on environmentally
sensitive habitat areas in accordance with the applicable goals and
policies of the applicable area plan and zoning codes.

The project includes application for development within 100 feet of
environmentally sensitive habitat areas (ESHA). In accordance with the
applicable policies of the Del Monte Forest Land Use Plan and the
Monterey County Zoning Ordinance (Title 20), a Coastal Development
Permit is required and the authority to grant said permit has been met.
The property is located within the mapped indigenous Monterey cypress
habitat area within the Del Monte Forest, and Monterey cypress habitat
is present on the property.

A biological report, dated February 11, 2011 by Jeffrey B. Froke, Ph.D.
was submitted (see Finding 2, Evidence b) to identify and address any
potential impacts the project may have to biological resources. The
report found that the site supports Monterey cypress and Monterey pine,
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FINDING:

EVIDENCE:
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D

b)

d)

both species that are classified by the California Native Plant Society as
rare or endangered in their native ranges. The ecological communities
that support native stands of either or both species are designated as
environmentally sensitive habitat in the LUP.

The project includes the demolition of an existing residence, the
removal of existing hardscape, the construction of a new residence and
the construction of new hardscape, including a relocated driveway.
Except for the new driveway and utility area, the new development will
be located within the previously developed area.

LUP Policy Guidance Statement, Environmentally Sensitive Habitat
Areas values the unique, limited and fragile environmentally sensitive
habitat areas of the Del Monte Forest Area and requires that they be
protected, maintained, and, where possible, enhanced and restored. A
Cypress Habitat Restoration Plan (CHRP), dated February 19, 2011 by
Frank Ono was submitted (see Finding 2, Evidence b) by the applicant.
This is a plan to restore disturbed areas and to protect the existing
indigenous Monterey cypress habitat on the property.

LUP Policy 8: The project has been designed to be compatible with the
long term maintenance of the Monterey cypress habitat and to prevent
impacts which would significantly degrade the protected habitat.
Condition No. 7 requiring dedication of a Conservation and Scenic
Easement Deed over those areas of the property not approved for
development will ensure long term protection of the habitat.

LUP Policy 14: The project minimizes the removal of indigenous
vegetation near ESHA and land disturbance (grading, excavation,
paving) is the minimum necessary to accommodate development.

The project planner conducted a site inspection on November 9, 2010 to
verify ESHA locations and potential project impacts to ESHA.

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 PLN100579.

See also Finding No. 9.

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

Section 20.86.030 of the Monterey County Zoning Ordinance provides
that an appeal may be made to the Board of Supervisors by any public
agency or person aggrieved by a decision of an Appropriate Authority
other than the Board of Supervisors.

Section 20.86.080.A.1 of the Monterey County Zoning Ordinance. The
project is subject to appeal by/to the California Coastal Commission
because the project is located between the sea and the first through
public road paralleling the sea.

Section 20.86.080.A.2 of the Monterey County Zoning Ordinance. The
project is subject to appeal by/to the California Coastal Commission
because the project is located within 300 feet of the top of the seaward
face of a coastal bluff.

Section 20.86.080.A.3 of the Monterey County Zoning Ordinance. The
project is subject to appeal by/to the California Coastal Commission
because the project involves development that is permitted in the
underlying zone as a conditional use.
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DECISION

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

1. Adopt a Mitigated Negative Declaration;

2. Approve Combined Development Permit consisting of: 1) Coastal Administrative Permit
to allow for the demolition of an existing 3,914 square foot single family dwelling and
the construction of a 14,123 square foot three-level single family dwelling with a 1,046
square foot three-car attached garage, removal of 13,661 square feet of existing hardscape
(patios, pathways, terraces, parking areas, driveway) and construction of 7,666 new
hardscape, new fence and gate at front property line and approximately 3,150 cubic yards
of grading (2,650 cut/500 fill; 2) Coastal Development Permit for development within
750 feet of known archaeological resources; 3) Coastal Development Permit for
development within 100 feet of environmentally sensitive habitat; 4) Coastal
Development Permit for development on slope greater than 30%; 5) Coastal
Development Permit to allow the removal of one 15-inch Monterey pine tree; 6) Coastal
Development Permit to allow the construction of a 544 square foot attached caretaker
unit; and 6) Design Approval (colors and materials to consist of: earthtone stucco and
natural color slate, stone, bronze, copper and wood for the exterior finishes), in general
conformance with the attached sketch and subject to the attached conditions, all being
attached hereto and incorporated herein by reference; and

3. Adopt the attached Mitigation Monitoring and Reporting Program.

PASSED AND ADOPTED this 14th day of September, 2011 upon motion of
by

seconded

by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Laura Lawrence, Planning Commission

COPY OF THIS DECISION MAILED TO APPLICANT ON |
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED

AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING
FEE ON OR BEFORE [DATE]

(Coastal Projects)

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

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

NOTES

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

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

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

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

Form Rev. 08-24-2011
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Monterey County Plahning Department
DRAFT Conditions of Approval/Mitigation Monitoring Reporting Plan

PLN100579

EXHIBIT1

Conditions of Approval and/or Mitigation Monitoring Measures

Responsible Compliance or Monitoring
Department Actions to be Performed

PD001 - SPECIFIC USES ONLY

This permit allows a Combined Development Permit consisting of. 1) Coastal
Administrative Permit to allow for the demolition of an existing 3,914 sf one-story SFD
& the construction of a 14,123 sf three-level SFD with a 1,046 sf three-car attached
garage, removal of 13,661sf of existihng hardscape (patios, pathways, terraces,
parking areas, driveway) & construction of 7,666 sf new hardscape, new fence and
gate at front property line & approximately 3,150 cy of grading (2,650 cut/500 fill); 2)
Coastal Development Permit for development within 750" of known archaeological
resources; 3) Coastal Development Permit for development within 100" of ESHA; 4)
Coastal Development Permit for development on slope >30%; 5) Coastal
Development Permit to allow the removal of one 15" Monterey pine; 6) Coastal
Development Permit to allow the construction of a 544 sf attached caretaker unit; and
6) Design Approval. This permit was approved in accordance with County ordinances
and land use regulations subject to the terms and conditions described in the project
file.  Neither the uses nor the construction allowed by this permit shall commence
unless and until all of the conditions of 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 specified by this permit is allowed
unless additional permits are approved by the appropriate authorities. To the extent
that the County has delegated any condition compliance or mitigation monitoring to
the 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.

PD002 - NOTICE PERMIT APPROVAL

Planning The Owner/Applicant shall adhere to conditions and
uses specified in the permit on an ongoing basis
unless otherwise stated.

PLN100579
Print Date;

9/8/2011 12:09:03PM
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Supervisors ;or mitigation m'onitoring shall be required and ;Saymen-t made to the 1) Enter into agreement with the County to

County of Monterey at the time the property owner submits the signed mitigation implement a Mitigation Monitoring Program.

monitoring agreement.

(RMA - Planning Department) 2) Fees shall be submitted at the time the property
owner submits the signed mitigation monitoring
agreement.

PLN100579

Print Date: 9/9/2011 12:09:03PM Page 2 of 15



Responsible

Compliance or Monitoring

Conditions of Approval and/or Mitigation Monitoring Measures Department Actions to be Performed
5. PDO005 - FISH & GAME FEE NEG DEC/EIR
Pursuant to the State Public Resources Code Section 753.5, State Fish and Game Planning Within five (5) working days of project approval, the
Code, and California Code of Regulations, the applicant shall pay a fee, to be Owner/Applicant shall submit a check, payable to the
collected by the County, within five (5) working days of project approval. This fee shall County of Monterey, to the Director of the RMA -
be paid before the Notice of Determination is filed. If the fee is not paid within five (5) Planning Department.
working days, the project shall not be operative, vested or final until the filing fees are
paid. If the fee is not paid within five (5) working days, the
(RMA - Planning Department) applicant shall submit a check, payable to the County
of Monterey, to the Director of the RMA - Planning
Department prior to the recordation of the final/parcel
map, the start of use, or the issuance of building
permits or grading permits.
6. PDO009 - GEOTECHNICAL CERTIFICATION
Prior to final inspection, the geotechnical consultant shall provide certification that all Planning Prior to final inspection, the
development has been constructed in accordance with the geotechnical report. Owner/Applicant/Geotechnical  Consuiltant  shall
(RMA - Planning Department and Building Services Department) submit certification by the geotechnical consultant to
the RMA-Building Services Department showing
project's compliance with the geotechnicai report.
7. PD022(B) - EASEMENT-DMF CONSERVATION & SCENIC
PLN100579
Print Date: 9/9/2011 12:09:03PM

Page 3 of 15



Conditions of Approval and/or Mitigation Monitoring Measures

Responsible
Department

Compliance or Monitoring
Actions to be Performed

A conservation and scenic easement shall be conveyed to the Del Monte Forest
Foundation over those portions of the property where environmentally sensitive
habitats, remnant native sand dune habitats, habitats of rare, endangered and
sensitive native plants and animals, and visually prominent areas exist. The
easement shall be developed in consultation with a certified professional and the Del
Monte Forest Foundation. These instruments shall be subject to approval by the
County as to form and content, shall provide for enforcement, if need be, by the
County or other appropriate agency, and name the County as beneficiary in event the
Foundation is unable to adequately manage these easements for the intended
purpose of scenic and visual resource protection. An easement deed shall be
submitted to the Director of the RMA - Planning Department for review and approval
prior to issuance of grading and building permits.

Planning

Prior to final/parcel map or prior to the issuance of
grading and building permits, the
Owner/Applicant/Certified  Professional shall  submit
the conservation and scenic easement deed and
corresponding map, showing the exact location of the
easement on the property along with the metes and
bound description developed in consultation with a
certified professional, to the to the Del Monte Forest
Foundation for review and approval.

Prior to final/parcel map or prior to the issuance of

grading and building permits, the
Owner/Applicant/Certified  Professional shall  submit
the conservation and scenic easement deed and

corresponding map, showing the exact location of the
easement on the property along with the metes and
bound description developed in consultation with a

certified professional, to the RMA - Planning
Department for review and approval.
Prior to final/parcel map, prior to the issuance of

grading and building permits, or commencement of
use, the Owner/Applicant shall record the deed and
map showing the approved conservation and scenic
easement. Submit a copy of the recorded deed and
map to the RMA-Planning Department.

8. PD016 - NOTICE OF REPORT
PLN100579
Print Date: 9/9/2011  12:09:03PM
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Conditions of Approval and/or Mitigation Monitoring Measures

Responsible
Department

Compliance or Monitoring
Actions to be Performed

Prior to issuance of building or grading permits, a notice shall be recorded with the
Monterey County Recorder which states: "The following reports have been prepared
for this property:

"Biological Resources Report (Revised)'(LIB110139),
PhD, Pebble Beach, CA, February 19, 2011.

prepared by Jeffrey B. Froke,

"Cypress Habitat Restoration Plan" (LIB110138), prepared by Frank Ono, Pacific
Grove CA, February 19, 2011.
"Forest Management Plan" (LIB110021), prepared by Forest City Consulting (Matt

Horowitz), Carmel, CA, December 2, 2010.
"Geotechnical and Geologic Hazards Report”
Engineering, Inc., Salinas, CA, November 2010.
"Preliminary  Archaeological Reconnaissance"
Archaeological Consulting, Salinas, CA, February 22, 2010.
"Plan Review Letter" (LIB110019), prepared by Archaeological
CA, November 1, 2010.

These reports are on file in the Monterey County RMA - Planning Department.  All
development shall be in accordance with these reports.

(RMA - Planning Department)

(LIB110022), prepared by Grice

(LIB110023), prepared by

Consulting, Salinas,

Planning

Prior to the issuance of grading and building permits,
the Owner/Applicant shall submit proof of recordation
of this notice to the RMA - Planning Department.

Prior to occupancy, the Owner/Applicant shall submit
proof, for review and approval, that all development
has been implemented in accordance with the
reports to the RMA - Planning Department.

9. PD0138(B) - DEED RESTRICTION-CARETAKER UNIT (COASTAL)
PLN100579
Print Date; 9/9/2011 12:09:03PM
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Conditions of Approval and/or Mitigation Monitoring Measures

Responsible
Department

Compliance or Monitoring
Actions to be Performed

The applicant shall record a Deed Restriction stating the regulations applicable to a
caretaker unit:

* Only 1 (one) caretaker unit per lot shall be allowed.

*  The caretaker shall be employed principally on the lot for purposes of care and
protection of persons, plants, animals, equipment, or other facilities on-site or on
contiguous lots under same ownership.

* The minimum lot size for establishment of a caretaker unit in areas not served by
sewers shall be 2 acres. The minimum lot size for establishment of a caretaker unit in
the Carmel Planning Area shall be 40 acres.

* Caretaker units shall not be subject to density requirements of the zoning district in
which the lot is located, except in North County. In North County, caretaker units shall
not be permitted on lots less than 5 acres if located in an area not served by public
sewer systems.

* The maximum floor area for a caretaker unit is 850 square feet.

* A minimum of 1 covered off-street parking space shall be provided for the caretaker
unit.

* The caretaker unit shall not be separately rented, let or leased from the main
residence whether compensation be direct or indirect.

* Subsequent subdivisions which divide a main residence from a caretaker unit shall
not be permitted except where lots created meet minimum lot size and density
requirements of the existing zoning.

* Caretaker units are not permitted on any lot less than 10 acres where a senior citizen
unit exists. Senior citizen units may be converted to a caretaker unit, subject to a
Coastal Administrative Permit.

(RMA - Planning Department)

Planning

Prior to the issuance of grading or building permits,
the Owner/Applicant shall submit the signed and
notarized document to the Director of RMA-Planning
Department for review and signature by the County.

Prior to occupancy or commencement of use, the
Owner/Applicant shall submit proof of recordation of
the document to the RMA-Planning Department.

10. PDO011 - TREE AND ROOT PROTECTION
PLN100579
Print Date: 9/9/2011 12:09:03PM
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Responsible

Compliance or Monitoring

Conditions of Approval and/or Mitigation Monitoring Measures Department Actions to be Performed

Trees which are located close to construction site(s) shall be protected from Planning Prior to issuance of grading and/or building permits,

inadvertent damage from construction equipment by fencing off the canopy driplines the Owner/Applicant shall submit evidence of tree

and/or critical root zones (whichever is greater) with protective materials, wrapping protection to the RMA - Planning Department for

trunks with protective materials, avoiding fill of any type against the base of the trunks review and approval.

and avoiding an increase in soil depth at the feeding zone or drip-line of the retained

trees. Said protection, approved by certified arborist, shall be demonstrated prior to During  construction, the  Owner/Applicant/Arborist

issuance of building permits subject to the approval of RMA - Director of Planning. If shall submit on-going evidence that tree protection

there is any potential for damage, all work must stop in the area and a report, with measures are in place through out grading and

mitigation measures, shall be submitted by certified arborist. ~ Should any additional construction phases. If damage is possible, submit

trees not included in this permit be harmed, during grading or construction activities, in an interim report prepared by a certified arborist.

such a way where removal is required, the owner/applicant shall obtain required

permits. Prior to final inspection, the Owner/Applicant shall

(RMA - Planning Department) submit photos of the trees on the property to the
RMA-Planning  Department after construction to
document that tree protection has been successful or
if follow-up remediation or additional permits are
required.

11. PD048 - TREE REPLACEMENT/RELOCATION

(NON_STANDARD) Within 60 days of the issuance of a grading or building permit, Planning The Owner/Applicant shall submit evidence of tree

the applicant shall replace and or relocate each tree approved for removal as follows: replacement to the RMA-Planning

- Replacement ratio: 1:1 Department for review and approval. Evidence shall

- Other: Trees shall be replaced by either Monterey pine or Monterey cypress trees be a receipt for the purchase of the replacement

of local genetic stock. tree(s) and photos of the replacement tree(s) being

Replacement tree(s) shall be located within the same general location as the tree planted.

being removed.
Six months after the planting of the replacement
" tree(s), the Owner/Applicant shall submit evidence
demonstrating that the replacement tree(s) are in a
healthy, growing condition.
One vyear after the planting of the replacement
tree(s), the Owner/Applicant shall submit a letter
prepared by a County-approved tree consultant
reporting on the
health of the replacement tree(s) and whether or not
the tree replacement was successful or if follow-up
remediation measures or additional permits are
required.

12. PDO003(B) - CULTURAL RESOURCES POSITIVE ARCHAEOLOGICAL REPORT
PLN100579
Print Date: 9/6/2011  12:09:03PM
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13.

Conditions of Approval and/or Mitigation Monitoring Measures

Responsible
Department

Compliance or Monitoring
Actions to be Performed

If archaeological resources or human remains are accidentally discovered during
construction, the following steps will be taken:

There shall be no further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains until the coroner of the
county in which the remain are discovered must be contacted to determine that no
investigation of the cause of death is required.

If the coroner determines the remains to be Native American:

- The coroner shall contact the Native American Heritage Commission and the RMA -
Planning Department within 24 hours.

- The Native American Heritage Commission shall identify the person or persons from
a recognized local tribe of the Esselen, Salinan, Costonoans/Ohlone and Chumash
tribal groups, as appropriate, to be the most likely descendant.

- The most likely descendant may make recommendations to the landowner or the
person responsible for the excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains and any associated grave goods as provided
in Public Resources Code Section 5097.9 and 5097.993, Or

Where the following conditions occur, the landowner or his authorized representatives
shall rebury the Native American human remains and associated grave goods with
appropriate dignity on the property in a location not subject to further subsurface
disturbance:

1. The Native American Heritage Commission is unable to identify a most likely
descendant or the most likely descendant failed to make a recommendation within 24
hours after being notified by the commission.

2. The descendant identified fails to make a recommendation; or )

3. The landowner or his authorized representative rejects the recommendation of the
descendant, and the mediation by the Native American Heritage Commission fails to
provide measures acceptable to the landowner.

(RMA - Planning Department)

PD041 - HEIGHT VERIFICATION

Planning

Prior to the issuance of grading or building permits or
approval  of  Subdivision Improvement Plans,
whichever occurs first, the Owner/Applicant, per the
archaeologist, shall submit the contract with a
Registered Professional Archaeologist to the Director
of the RMA-Planning Department for approval.

Prior to the issuance of grading or building permits
and/or prior to the recordation of the final/parcel map,
whichever occurs first, the Owner/Applicant shall
include requirements of this condition as a note on all
grading and building plans, on the Subdivision
Improvement Plans, in the CC&Rs, and shall be
included as a note on an additional sheet of the
final/parcel map.

PLN100579
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Responsible

Compliance or Monitoring

Conditions of Approval and/or Mitigation Monitoring Measures Department Actions to be Performed

The applicant shall have a benchmark placed upon the property and identify the Planning Prior to the issuance of grading or building permits,

benchmark on the building plans. The benchmark shall remain visible on-site until the Owner/Applicant shall have a benchmark placed

final building inspection. The applicant shall provide evidence from a licensed civil upon the property and identify the benchmark on the
engineer or surveyor to the Director of the RMA - Building Services Department for building plans. The benchmark shall remain visible
review and approval, that the height of the structure(s) from the benchmark is onsite until final building inspection.

consistent with what was approved on the building permit associated with this project.

(RMA - Planning Department and Building Services Department) Prior to the foundation pre-pour inspection, the
Owner/Applicant shall provide evidence from a
licensed civil engineer or surveyor, to the Director of
the RMA- Building Services Department for review
and approval, that the height of first finished floor
from the benchmark is consistent with what was
approved on the building permit.

Prior to the final inspection, the
Owner/Applicant/Engineer  shall  provide evidence
from a licensed civil engineer or surveyor, to the
Director of the RMA- Building Services Department
for review and approval, that the height of the
structure(s) from the benchmark is consistent with
what was approved on the building permit.

14. PDO035 - UTILITIES UNDERGROUND

All new utility and distribution lines shall be placed underground. Planning On an on-going basis, the Owner/Applicant shall

(RMA - Planning Department; Public Works) install and maintain utility and distribution lines
underground.

15. PDO012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)
PLN100579
Print Date: 9/9/2011 12:09:03PM
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Conditions of Approval and/or Mitigation Monitoring Measures

Responsible
Department

Compliance or Monitoring
Actions to be Performed

The site shall be landscaped. Prior to the 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 [andscape plan submittal. The Ilandscaping plan shall be in
sufficient detail to identify the location, species, and size of the proposed 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, landscaping shall be either installed or a certificate of deposit or other
form of surety made payable to Monterey County for that cost estimate shall be
submitted to the Monterey County RMA - Planning Department. All landscaped areas
and fences shall be continuously maintained by the applicant; all plant material shall
be continuously maintained in a litter-free, weed-free, healthy, growing condition.
(RMA - Planning Department)

Planning

Prior to issuance of building permits, the
Owner/Applicant/Licensed Landscape
Contractor/Licensed  Landscape  Architect shall
submit landscape plans and contractor's estimate to
the RMA - Planning Department for review and
approval. Landscaping plans shall include the
recommendations from the Forest Management Plan
or Biological Survey as applicable. All landscape
plans shall be signed and stamped by licensed
professional under the following statement, ;1 certify
that this landscaping and irrigation plan complies with
all  Monterey County landscaping requirements
including use of native, drought-tolerant, non-invasive
species; limited turf, and low-flow, water conserving
irrigation fixtures.¢,

Prior to issuance of building permits, the
Owner/Applicant/Licensed Landscape
Contractor/Licensed  Landscape  Architect shall
submit one (1) set landscape plans of approved by
the RMA-Planning Department, a Maximum Applied
Water  Allowance (MAWA) calculation, and a
completed "Residential Water Release Form and
Water Permit Application" to the Monterey County
Water Resources Agency for review and approval.

Prior to issuance of building permits, the
Owner/Applicant/Licensed Landscape
Contractor/Licensed  Landscape  Architect shall
submit the RMA-Planning Department approved
landscape plans, a Maximum Applied Water
Allowance (MAWA) calculation, and a completed
"Residential Water Release Form and Water Permit
Application" to the Monterey Peninsula Water
Management District for review and approval.

Prior to issuance of building permits, the
Owner/Applicant/Licensed  Landscape  Contractor/
shall submit an approved water permit from the
MPWMD to the RMA-Building Services Department.

PLN100579
Print Date: 9/9/2011 12:09:03PM

Page 10 of 15



16.

17.

Responsible

Compliance or Monitoring

Conditions of Approval and/or Mitigation Monitoring Measures Department Actions to be Performed
Prior to occupancy, the Owner/Applicant/Licensed
Landscape Contractor/Licensed Landscape Architect
shall ensure that the landscaping shall be either
installed or a certificate of deposit or other form of
surety made payable to Monterey County for that cost
estimate shall be submitted to the Monterey County
RMA - Planning Department.
On an on-going basis, all landscaped areas and
fences shall be continuously maintained by the
Owner/Applicant; all plant material shall be
continuously maintained in a litter-free, weed-free,
healthy, growing condition.

PDO014(A) - LIGHTING-EXTERIOR LIGHTING PLAN

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and Planning Prior to the issuance of building permits, the

constructed or located so that only the intended area is illuminated and off-site glare is . Owner/Applicant shall submit three copies of the

fully controlled. The applicant shall submit three (3) copies of an exterior lighting plan lighting plans to the RMA - Planning Department for

which shall indicate the location, type, and wattage of all light fixtures and include review and approval. Approved lighting plans shall

catalog sheets for each fixture. The lighting shall comply with the requirements of the be incorporated into final building plans.

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 Prior to occupancy and on an on-going basis, the

Department, prior to the issuance of building permits. Owner/Applicant shall ensure that the lighting s

(RMA - Planning Department) installed and maintained in accordance with the
approved plan.

PD007- GRADING WINTER RESTRICTION

No land clearing or grading shall occur on the subject parcel between October 15 and Planning The Owner/Applicant, on an on-going basis, shall

April 15 unless authorized by the Director of RMA - Building Services Department.
(RMA - Planning Department and Building Services Department)

obtain authorization from the Director of RMA -
Building  Services Department to conduct land
clearing or grading between October 15 and April 15.

18. PDO010 - EROSION CONTROL PLAN
PLN100579
Print Date: 9/9/2011 12:09:03PM
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Responsible

Compliance or Monitoring
Actions to be Performed

Conditions of Approval and/or Mitigation Monitoring Measures Department
The approved development shall incorporate the recommendations of the Erosion Planning Prior to the issuance of grading and building permits,
Control Plan as reviewed by the Director of RMA - Planning and Director of Building the Owner/Applicant shall submit an Erosion Control
Services. All cut and/or fill slopes exposed during the course of construction be Plan to the RMA - Planning Department and the RMA
covered, seeded, or otherwise treated to control erosion during the course of - Building Services Department for review and
construction, subject to the approval of the Director of RMA - Planning and RMA - approval.
Building  Services. The improvement and grading plans shall include an
implementation schedule of measures for the prevention and control of erosion, The Owner/Applicant, on an on-going basis, shall
siltation and dust during and immediately following construction and until erosion comply with the recommendations of the Erosion
control planting becomes established. This program shall be approved by the Director Control Plan during the course of construction until
of RMA - Planning and Director of RMA - Building Services. project completion as approved by the Director of
(RMA - Planning Department and RMA - Building Services Department) RMA - Planning and Director of RMA - Building
Services.

19. PD047 - DEMOLITION/DECONSTRUCTION (MBUAPCD RULE 439)
In accordance with Monterey Unified Air Pollution Control District Rule 439, Planning Prior to the issuance of a demolition permit, if
construction plans shall include "Demoliton and Deconstruction" notes that applicable, the  Owner/Applicant/Contractor  shall
incorporate the following work practice standards: incorporate  a  "Demolition/Deconstruction” note on
1. Sufficiently wet the structure prior to deconstruction or demolition. Continue the demolition site plan that includes, but is not
wetting as necessary during active deconstruction or demolition and the debris limited to, the standards set forth in this condition.
reduction process;
2, Demolish the structure inward toward the building pad. Lay down roof and walls During  demolition, the  Owner/Applicant/Contractor
so that they fall inward and not away from the building; shall obtain any required Air District permits and the
3. Commencement of deconstruction or demolition activities shall be prohibited Air District shall conduct all deconstruction or
when the peak wind speed exceeds 15 miles per hour, demolition activities as required by the Air District.
All Air District standards shall be enforced by the Air District.
(RMA - Planning Department)

20. WR43 - WATER AVAILABILITY CERTIFICATION
The applicant shall obtain from the Monterey County Water Resources Agency, proof Water Prior to issuance of any building permits, the
of water availability on the property, in the form of an approved Monterey Peninsula owner/applicant shall submit a Water Release Form
Water Management District Water Release Form. (Water Resources Agency) to the Water Resources Agency for review and

approval.

21, WR1 - DRAINAGE PLAN
The applicant shall provide the Water Resources Agency a drainage plan prepared by Water Prior to issuance of any grading or building permits,
a registered civil engineer or architect addressing on-site and off-site impacts. the owner/applicant shall submit 3 copies of the
Drainage improvements shall be constructed in accordance with plans approved by drainage plan to the Water Resources Agency for
the Water Resources Agency. (Water Resources Agency) review and approval.

22, PWO0043 - REGIONAL DEVELOPMENT IMPACT FEE

PLN100579
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Responsible

Compliance or Monitoring

Conditions of Approval and/or Mitigation Monitoring Measures Department Actions to be Performed
Prior to issuance of building permits, applicant shall pay the Regional Development Pub Works Prior to issuance of Building Permits Owner/Applicant
Impact Fee shall pay Monterey County Building Services
(RDIF) pursuant to Monterey Code Chapter 12.90. The fee amount shall be Department the traffic mitigation fee.
determined based on the parameters adopted in the current fee schedule. (Public
Works)

23. PWO0044 - CONSTRUCTION MANAGEMENT PLAN
The applicant shall submit a Construction Management Plan (CMP) to the Pub Works 1. Prior to issuance of the Grading Permit or Building
RMA-Planning Department and the Department of Public Works for review and Permit Owner/Applicant/ Contractor shall prepare a
approval. The CMP shall include measures to minimize traffic impacts during the CMP and shall submit the CMP to the RMA-Planning
construction/grading phase of the project and shall provide the following information: Department and the Department of Public Works for
Duration of the construction, hours of operation, an estimate of the number of truck review and approval.
trips that will be generated, truck routes, number of construction workers, parking
areas for both equipment and workers, and locations of truck staging areas. Approved 2. On-going through construction phases
measures included in the CMP shall be implemented by the applicant during the Owner/Applicant/Contractor  shall implement the
Construction/grading phase of the project. (Public Works) approved measures during the construction/grading

phase of the project.

24. FIRE007 - DRIVEWAYS
Driveways shall not be less than 12feet wide unobstructed, with an unobstructed Fire 1. Prior to issuance of grading and/or building permit,
vertical clearance of not less than 15feet. The grade for all driveways shall not Applicant or owner shall incorporate specification into
exceed 15 percent. Where the grade exceeds 8percent, a minimum structural design and enumerate as “Fire Dept. Notes" on
roadway surface of 0.17 feet of asphaltic concrete on 0.34 feet of aggregate base plans.
shall be required. The driveway surface shall be capable of supporting the imposed 2. Prior to final building inspection, Applicant or owner
load of fire apparatus (22tons), and be accessible by conventional-drive vehicles, shall schedule fire dept. clearance inspection.
including sedans. For driveways with turns 90 degrees and less, the minimum
horizontal inside radius of curvature shall be 25feet. For driveways with turns greater
than 90 degrees, the minimum horizontal inside radius curvature shall be 28feet. For
all driveway turns, an additional surface of 4feet shall be added. Al driveways
exceeding 150 feet in length, but less than 800 feet in length, shall provide a turnout
near the midpoint of the driveway. Where the driveway exceeds 800 feet, turnouts
shall be provided at no greater than 400-foot intervals. Turnouts shall be a minimum
of 12feet wide and 30feet long with a minimum of 25-foot taper at both ends.
Turnarounds shall be required on driveways in excess of 150 feet of surface length
and shall long with a minimum 25-foot taper at both ends. Turnarounds shall be
required on driveways in excess of 150 feet of surface length and shall be located
within 50 feet of the primary building. The minimum turning radius for a turnaround
shall be 40 feet from the center line of the driveway. If a hammerhead/T is used, the
top of the "T" shall be a minimum of 60feet in length. (Pebble Beach Community
Services District) ‘

25, FIRE008 - GATES

PLN100579
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Responsible

Compliance or Monitoring
Actions to be Performed

Conditions of Approval and/or Mitigation Monitoring Measures Department
All gates providing access from a road to a driveway shall be located at least 30 feet Fire 1. Prior to issuance of grading and/or building permit,
from the roadway and shall open to allow a vehicle to stop without obstructing traffic Applicant or owner shall incorporate specification into
on the road. Gate entrances shall be at least the width of the traffic lane but in no design and enumerate as "Fire Dept. Notes" on
case less than 12 feet wide. Where a one-way road with a single traffic lane provides plans.
access to a gated entrance, a 40-foot turning radius shall be used. Where gates are
to be locked, the installation of a key box or other acceptable means for immediate 2. Prior to final building inspection, Applicant or owner
access by emergency equipment may be required. (Pebble Beach Community shall schedule fire dept. clearance inspection
Services District)
26, FIRE021 - FIRE PROTECTION EQUIPMENT & SYSTEMS -
The building(s) and attached garage(s) shall be fully protected with automatic fire Fire 1. Prior to issuance of building permit, Applicant shall
sprinkler system(s).  Installation shall be in accordance with the applicable NFPA enumerate as "Fire Dept. Notes" on plans.
standard. A minimum of four (4) sets of plans for fire sprinkler systems must be
submitted by a California licensed C-16 contractor and approved prior to installation. 2. Prior to framing inspection Applicant shall schedule
This requirement is not intended to delay issuance of a building permit. A rough fire dept. rough sprinkler inspection
sprinkler inspection must be scheduled by the installing contractor and completed
prior to requesting a framing inspection (Pebble Beach Community Services District) 3. Prior to final building inspection Applicant shall
schedule fire dept. final sprinkler inspection
27. FIRE030-Other Non-Standard Condition
FIREQ30 - GENERATOR SIGNAGE (NON-STANDARD) Fire 1. Prior to final signage must be displayed at main
Signage required that states "This service connection is fed by a secondary electrical panel.
emergency generator located at “Stated Location" (Pebble Beach Community
Services District) 2. Required by contractor or owner prior to final.
28. MMOO01 - CULTURAL RESOURCES MONITORING
In order to mitigate potential impacts to cultural resources, a qualified archaeological Planning Prior to the issuance of a demoliton permit, the
monitor shall be present during initial earthwork (i.e., grading and excavation). If no applicant. shall provide to the RMA-Planning
cultural materials are found under existing fill, within the proposed footprint or in Department a copy of the contractual agreement with
staging areas, continued monitoring of earthwork may be terminated at the discretion a qualified archaeologist for review and approval.
of the monitor. The monitor shall have the authority to temporarily halt work to The applicant or archaeologist shall also submit
examine any potentially significant materials.  if potentially significant archaeological evidence of on-site monitoring, including
resources are discovered, work shall be halted in the area of the find until it can be archaeologist  certification, to the RMA-Planning
evaluated and, if necessary, data recovery is conducted. The applicant shall retain a Department, if additional mitigation measures are
qualified archaeologist to monitor and ensure conduct of the requirements of the determined to be required, they shall be formulated
mitigation and monitoring plan. (RMA-Planning Department) and implemented by the monitoring archaeologist,
after review and approval by the RMA-Planning
Department. The requirements of this measure shall
be included as a note on all grading and building
plans.
29, MMO002 - CULTURAL RESOURCES PROTECTION
PLN100579
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Responsible

Compliance or Monitoring
Actions to be Performed

Conditions of Approval and/or Mitigation Monitoring Measures Department
During demolition and construction, the archaeological site shall be protected with Planning Prior to the issuance of a demolition permit, the
exclusionary fencing to minimize the potential for unanticipated impacts to cultural applicant shall submit evidence of exclusionary

resources. (RMA-Planning Department)

fencing to the RMA-Planning Department for review
and approval. The requirements of this measure
shall be included as a note on all grading and building
plans.

PLN100579

Print Date: 9/9/2011

12:09:03PM

Page 15 of 15



£
o
| -
Z &
Eﬁ
@
moy
w @
s @
_I_u.
EE$
Bo=l
o .
w8
g m.Y
w JdZ
32%9
g a3 2
8 . =2
o] ~
¢ &
2 3
a A

I

LOHN E. MATTHAMS

TS

T LI9IgXH

At

sitvana.

ARCHITECTURE w INTERIOA DESIGN

JuN AL

Iy WTERNATIONAL DESIGN GROUP

4

721 LIGHTHOWUSE AVE
e (201) Bap-12a1

N
2

COVER
SHEET

DATE:  12-13-10
PLANNING APPLICATION




17 MILE DRIVE

ENTER LINE OF STREET

SR (R i
SAFETY REASOH

w e~

X
_N25:00L00"W

mag e

S65°00'00"W 320.37"

T

TEAT5

S

SITE PLAN

§
£

—g"

PLANNING INFQ.

u PROPERTY OWNER:
MR, AND MRS MARK BYRNE
12165 VA DEL SR
MON END, CA 95030
PH. (ma) 354-7035
= PROJECT ADDRESS:
3184 17 MILE DR.
PEBBLE BEACH, CA.
B PROJECT SCOPE:
DDoUTION OF EXISTING HOUSE KD
CTION OF NEW 2~STORY SNGLE
qu.v RESDEN&:E WIH ATTACHED 3-CAR

[ ] OM.IPANCV‘. R-!, U
w CONST. TVWPE: V-8

u APN, 008~491-015

w ZONE: LDR/2-D{(CZ)

 STORIES: 2

% MAX BLDG. HT: 30 FT

w GRADING: CUT — 2,833, CY.,, FILL — 503 C.Y.

w TREE REMOVAL: ONE 18° PINE TREE
w TOPOGRAPHY:  GENTLE SLOPE

= PROVECT COOE COMPLIANCE:
1. 2010 CBC, CWC, CPC, CFC, CEG, &
T-24 CAUFORNIA ENERGY CODE

» ENERGY METHOD: WICROPAS VELO, ENERGY PRO 5.0
mLOT AREA: 85,3 SF. (1.5 Ac)
 FLOOR AREA CALCULATIONS:

ALLOWABLE F.AR, (17.5%} 11,435 SF,
PROPOSED F.AR: 11,430 SF,
LIVABLE:
MAIN LEVEL 8,270 SF.
u’PEﬂ LEVEL 3,247 SF,
LEVEL (COUNTABLE EXERCISE 858 SF.
RDO“. BATH, AND PUB)
GARAGE 1,048 SF.
TOTAL COUNTABLE 11,430 SF.
LOWER LEVEL ENTIRELY SELOW GROUND (NOT COUNTABLE)

IABLE 2,084 SF.
ICLUDING CARETAKER UNIT 544 SF,,
\TER 770 SF,, TASTING ROOW 181
SF., ANn WINE ROOM 324 SF.)

TOTAL HABITABLE 1,408 SF,
TOTAL NON~HABITABLE 1,575 S.F.
STORAGE AND MECHANICAL 1,260 SF.
TOTAL NOT COUNTABLE 4,244 SF,
BUILDIKG TOTAL: 15,674 SF.
w LOT COVERAGE CALCULATIONS:
ALLOWABLE (15%) 9801 SF,
PROPOSED (12,7%) 8,310 5F.
EXISTING REMOVED | PROPOSED
3,814 SF. 3,914 SF. 8310 5F.
DRIVEWAY 4770 SF, 4770 SF. 437 SF,
HARDSCAPE 8,89 S.F. 8,801 SF. 3,20 SF.
TOTAL 17,575 SF, | 12,575 SF. | 15,676 SF,
TOTAL LOT COVERAGE 8,310 SF,
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COVERAGE CALCULATION

17 MILE DRIVE ¢
mLOT AREA: 65,343 SF. (15 Ac)

= LOT COVERAGE  ALLOWABLE (15%) 9,801 SF.
. PROPOSED (12.7%) 8,310 SF.
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EXHIBITE

" MINUTES
])el Monte Forest Land Use Advisory Committee
Thursday, January 6, 2011

3
o
)

Meeting called to order by F("mi L, Delae at pm

Roll Call

MembersPresent Rod L. 00w, WAl V2 /V’b’vugo Lﬁ"(’ L. {,Lliu lA;s”,L::vw\u"}Mxmfb
g/,w\;{.b} (;]f-ﬂ‘;,u ,

Members Absent: _s ity ek ; Kl Ldvnged

Approval of Minutes:

A, chember 2,. 2010 minutes

Motion: ___ CI ‘tﬁ H’Cf”l} (LUAC Member's Name)
Second: . \{'“)’V Ia’;?’ (at% {(LUAC Membet's Name)

ayes_ D Nz panee, Litkdes , Gebres

o,
”
Noes: %f

%(j&/ i Cﬁblh& v

Absent:

n -
Abstain: _‘véﬂ’bﬂ o3

B. December 16, 2010 minutes

Motion: {LUAC Member's Name)

Second: (LUAC Member's Name)
No i-cefua
ayes___(No mimvtes )

Noes:

Absent:

Abstain:




4,

7

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

\/WY\Z/

Scheduled Item{s)
Other Items:

A) Election of Officers: p z 'FCG'T t’ﬁ{ 4 N yf' " {E/"’WL%

LUAC member nominated for Chaitperson:

Motion; __(LUAC Member's Name)
Second: | . (LUAC Member's Name)
Ayes:
Noes:
Absent:
Abstain;

LUAC member nominated for Secretary:

Motion: - (LUAC Member's Name)
Second: {(LUAC Member's Name)
Ayes:
Noes:
Absent: _
Abstain:




B) ?reliminary Courtesy Presentations by Applicants Regarding Potential Projects

Wgnd

O Annouﬁcements

hone

7. Meeting Adjourned: %7 S L pm

Minutes taken by: E-l dik&?/

3 ECEIY E@
Mwnutzs r«f/&f”/l:v@L Vie el D JAN 11 200

MONTEREY COUNTY
PLANNING DEPARTMENT




Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2™ Floor
Salinas CA 93301
(831) 755-5025

Advisory Committee: Del Monte Forest
Please submit your recommendations for this application by: January 6, 2011

Project Title; BYRNE MARK J TR ET AL

File Number: PLN100579

File Type: ZA

Planner: ROBINSON

Location: 3184 17 MILE DR PEBBLE BEACH

Project Description: ' :
Combined Development Permit consisting of: 1) Coastal Administrative Permit to allow for the demolition of an existing
3,914 square foot single family dwelling and the construction of 2 15,585 square foot three-level single family dwelling
with attached garage, reconfigured driveway and parking areas, new fence and gate at front property line and
approximately 3,150 cubic yards of grading (2,650 cut/500 fill; 2) Coastal Development Permit for development within

- 750 feet of known archaeological resources; 3) Coastal Development Permit for development within 100 feet of

environmentally sensitive habitat; 4) Coastal Development Permit for development on slope greater than 30% and 5)
Design Approval. The property is located at 3184 17 Mile Drive, Pebble Beach (Assessor's Parcel Number
008-491-015-000), Del Monte Forest Land Use Plan, Coastal zone. .

‘Was the Owner/Applicant/Representative Present at Meeting? Yes___ X No
3 - & ; [ ,
Jivn Sleanc AWJM%:J trom DG

¢ -
‘Was a Counnty Staff/Representative present at meeiing? u z (”t ma L’z’ © (Name)
PUBLIC COMMENT:
Name Site Neighbor? Issues / Concerns
_(suggested changes)
YES NO

10



0 -

LUAC AREAS OF CONCERN

Concerns / Issues
_ {e.g. site layont, neighborhood
compatibility; visnal impact, etc)

Policy/Ordinance Reference
{f Known)

Suggested Changes -
to address concerns
(e.g. relocate; reduce height; move
road access, etc)

ADDITIONAL LUAC COMMENTS

RECOMMENDATION :
Motion by: \/ w bﬂ,i}\@[,

o
Second by (Lonieys

Z Support Project as proposed

Recommend Changes (as noted above)

Continue the tem

(LUAC Member's Name)

(LUAC Member's Name)

Reason for Continuance:

Continued to what date:

svas: Sde (prosed e thua e mnly ) Dasar, Verbanec, Gebveo,

OES: L}dz e | Conineve .

&

ABSENT: p Ao

/

ABSTAIN: ¢5

11




EXHIBIT F

INTERNATIONAL DESIGN GROUP
ARCHITECTURE ® INTERIDR DESIGN

Date: March 11, 2011
To: ~ Monterey County Planning Department
From: Jun A. Sillano, AIA

IDG, Inc. dba International De31gn Group
Owner: | Mr. and Mrs. Mark Byrne
Parcel: 3184 Seventeen Mile Drive, Pebble Beach

APN: 008-491-015-000

RE: Letter of Justification for Caretaker’s Unit

Mr. and Mrs. Mark Byrne are requesting a Caretaker Unit on their 1.5-acre (65,343
square feet) parcel. The Owners will need full-time Caretakers to maintain the property.

The Caretaker Unit proposed will adhere to the following regulations:

1. Only one Caretaker Unit per lot to be allowed

2. The Caretaker shall be employed principally on the lot for purposes of care and
protection of persons, plants, animals, equipment or other facilities on-site or on

contiguous lots under the same ownership

3. Caretaker Units shall not be subject to density requirements of the zoning
district in which the lot is located :

4. The maximum floor area for the Caretaker Unit is 850 squarevfeet (544 square

feet proposed) per coastal zone regulations

5. . The Caretaker Unit shall not be separately rented or leased to other than the

Caretaker whether compensation is direct or indirect

6. The Applicant shall record a deed restriction as a condition of project approval,
stating that the Caretaker Unit shall not be rented to anyone other than the

Caretaker

SECEIVER

MAR 14 2011

MONTEREY
PLANNING ,LTA‘* le‘NT

721 LIGHTHOWSE AVE. PACIFIC GROVE, CALIFORNIA 938350
TEL. (831) 846-1261 - FAX (831) 646-1290 - WWW.JEMIDGCOM

p( Nt i\:;q



EXHIBIT G

[ Byme_

3| PEN100579.

Byrns, M&LI and Ba.r"bara C
| 3184 I7-Mifle Drive
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+-008-491-015-000 . : R
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RESOURCE MANAGEMENT AGENCY - PLANNING DEPARTMENT

MONTEREY COUNTY

168 W. ALISAL STREET 2"° FLOOR, SALINAS, 93901
(831)775-7505 FAX: (831)757-9516

NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION
MONTEREY COUNTY ZONING ADMINISTRATOR

NOTICE IS HEREBY GIVEN that the Monterey County Resource Management Agency -
Planning Department has prepared a draft Mitigated Negative Declaration, pursuant to the .
requirements of CEQA, for a Combined Development Permit (Byme PLN100579). at 3184 17-
Mile Drive, Pebble Beach, California (see Project Description bélow).

The proposed Mlugated Negatwe Declaratton and Imtlal Study, as well as referenced documents
are- available for review at the Monterey County Resource Management Agency - Planning
Department, 168 “W. Alisal Street 2° Floor. The project will be heard before the Monterey
County Zoning Administrator on a date to be scheduled. The public hearing will meet in the
Board. of Supervisor’s- Chamber at 168 W. Alisal Street, Salinas. Written comments on this
proposed Mitigated Negative Declaration will. be accepted from June 9 to July 8 2011.
Comments may also be made during the public hearing.

Pro;ect Description: Combined Development Permit consisting of: 1) a Coastal Administrative
Pérmit to allow the demolition of an existing 3,914 square foot single family dwelling and the
construction of a 14,123 square foot three-level single family dwelling with a 1,046 square foot
three-car attached garage, removal of 13,661 square feet of existing hardscape (patios, pathways,
terraces, parking areas, driveway) .and construction of 7,300 square feet of new hardscape,
installation of an approximately 240 linear foot fence and entry gate, construetion of a 400 square
foot utility area, and approximately 3,150 cubic yards of grading (2,650 cut/500 fill); 2) a Coastal
Development Permit to allow development within 750-feet of a known archaeological resource;
3) a Coastal Development Permit to allow development within 100 feet of environmentally
sensitive habitat; 4) a Coastal Development Permit to allow development on slope greater than
- 30%; 5).a Coastal Development Permit to allow the construction of a 544 square foot attached
accessory dwelling unit; and 6) Design Approval. The property is located at 3184 17-Mile Drive,
Pebble Beach (Assessors Parcel Number 008-491-015-000), Del Monte Forest Land Use Plan,
. Coastal Zone. |

FOR ADDITIONAL INFORMATION CONTACT:
Delinda Robinson, Senior Planner
Monterey County Resource Management Agency - Planning Department
168 W. Alisal Street 2™ Floor, Salinas, Ca 93901
(831)755-5198




Page 2

For reviewing agencies:

incorporated into the mitigation measure.

Distribution: (see-below)

' No Corarments provided..

Comments noted below.

. Comments provided in separate letter.

COMMENTS:

The Planning Department requests that you. review the enclosed
materials and provide any appropriate comments related to your agency's area of responsibility.
The space below may be used to indicate that your agency has no- comments or to state brief -
comments., In compliance with Section 15097 of the: CEQA. Guidelines, please provide a dtaft -
mitigation menitoring: or reporting program for mitigation measures: proposed by your agency.
. This program should include spec1f1c performance objectives for mitigation measures identified
(CEQA. Section-21081.6(c)). Also inform this Department if a fee nieeds to be collected in order
to fund the mitigation monitoring or reporting by your agency and how that fanguage should be

Return to: Delinda Robinson, Senior Planner

From:

10 90 N OV W N

et et et
SHRES

Monterey Co. RMA - Planning Dept.
168 W. Alisal Street 2™ Floor,
Salinas, CA 93901

Agency Name:
Contact Person:
Phone Number:

DISTRIBUTION
State Clearmghouse {15 copies)—include Notice of Completlon
California Coastal Commission

County Clerk™s Office

Association of Monterey Bay Area Governments

Robert Louis Stevenson School

Monterey Bay Unified: Air Pollution Control District .
Pebble Beach Community Services (Fire Protection) District
Monterey County Public. Works Department

Monterey County Water Resources-Agency

Monterey County Environmental Health Bureau

Mark and Barbara Byme, Owners

International Design Group, Agerit

Monterey County Libraries, Carmel Valley Branch only

Property Owners within 300 feet of the project (Notice of Intent only)



VIONTEREY COUNTY

RESOURCE MANAGEMENT AGENCY

PLANNING DEPARTMENT

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

I  BACKGROUND INFORMATION

Project Title:
File No.:

~ Project Location:

Name of Pi'operty Owners:

Name of Applicant:

Assessor’s Parcel:Number(s):

Acreage of I.’ropérty:

‘BYRNE -
PLNTI00579
3184 17-Mile Drive, Pebble Beach -

Mark J. Byme and Barbara C. Byrne, Trustees of The Mark

Byrne and Barbara Byrne Revocable Living Trust

International Design Group

008-491-015-000 -

1.5 acre {Approximately 65,340 square feet)

General Plan Designaﬁoh.:

Byrne Initia
PLNI0O579

“Zoning Distriet: -

Residential

“LDR/2-D-(CZ)” or (Low Density Residential, 2 acres/unit,

Design Control District Overlay, Coastal Zone)

- Lead-Agency: -

Prepared By:

Monterey County Resource Management-Agency: --

Planning Department

Joseph: Sidor,-Associate Planner

Date Prepared:

Contact Person:

Phone Number:

1 Study

June 7,2011

Delinda Robinson, Senior Planner
RobinsonD@co.monterey.ca.us

(831)755-5198 .

Page I



I DESCRIPTION OF PROJECT AND ENVIRONMENTAL SETTING
A. Description of Project: .

The project consists of the demolition of an existing 3,914 square foot one-story smgle family
~ dwelling and the ‘construction of a 14,123 square foot three-level single family dwelling with a
1,046 square foot three—car attached garage, removal of 13, 661 square feet of existing hardscape
~ (patios, pathways, terraces, parking areas, driveway) and construction of approximately 7,300

square feet of new hardscape and a 400 square foot utility area (approximate net reduction of

5,960 square feet of hardscape ared), installation of an approx:lmately 240 linear foot fence and
entry gate, construction of a 544 square foot attached accessory dwelling unit, and approximately
3,150 cubic yards of grading (2,650 cut/500 fill). The applicant proposes to use earthtone stucco,

. and natural color slate, stone, bronze, copper, and wood for the exterior finishes. These proposed

finishes will blend well with the surrounding natural environment. ' The project site is primarily ... -

level, but has adjacent landscaped slope that is greater than 30 percent. The site also contains
environmentally. sensitive Monterey Cypress habitat. However, the subject development is
- proposed to be located within the existing footprint of the single fam.lly dwellmg proposed for
"demolition and there'is no vegetatlon proposed. for removal.

'B.. 'Surroupding Land" Uses‘ and Environmental Setting: -

. The project site is located at 3184 17-Mile Drive, within the Pebble Beach Planning Area of the

Del Monte Forest, Coastal Zone, Monterey County, California. ‘The parcel is a developed coastal
residential ot in a residential area. The parcel overlooks the Pacific Ocean to the west,
approximately 2.65 miles west of State Route (SR) 1. The site is bordered by 17-Mile Drive to
the east, and re51dent1a1 uses to the north and south. :

The property is apprommately 1.5 acre (approximately 65,340 square feet) in area, ‘and the
proposed building site is relatlvely level. Landscapmg consists primarily of indigenous Monterey
CypIESS. hab1tat Monterey pine,-invasive ice plant, and wood fencing. Existing . development
includes a one-story, 3,914 square. foot single family dwelling accompanied by outdoor patio areas,
_pathways and driveway/motorcourt. The property is served by the Pebble Beach Community
Services District for sewer services. Water service to the existing residence is provided by the
California-American (Cal-Am) Water Company. (Source: IX. 1,6,7, 8,9). Accordmg to the Del
Monte Forest Archeological Resource map, the project site is located within an area of hlgh
' archaeologmal sensitivity. Per the archaeological survey prepared for the project, the site is
located within 750 feet of a known archaeological resource. See Section VL5 below for a
detailed discussion and proposed mitigation measures.

Visually, the project parcel borders 17-Mile Drive, a designated scenic roadway, and the existing
structure is. visible from 17-Mile Drive. The property is also visible from Point Lobos: State
Reserve, as identified on the LUP Visual Resources Map (LUP Figure 2C). The proposed
project would not significantly intensify the visual impacts-over the existing residential use of the
site, and the post-project residence and accessory dwelling unit would be visually compatible

Byrne Initial Study ' Page 2
PLN100579-



" with other structures in the site vicinity. See Section VI.1 (Aesthetics) below for a detailed -

~ discussion. -

The parcel is also located within the mapped indigenous Monterey cypress habitat area within the
Del Monte Forest, and Monterey. Cypress habitat is present on the property. No tree removal is
proposed, and tree protection measures will be required. The applicant has prepared and
submitted a Cypress Habitat Restoration Plan (CHRP) (LIB110138) to address the removal and
rehabilitation of existing hatdscape elements on the site. See Section V14 (Blologlcal Resources)
‘below for a detailed discussion. ~

C.  Other publlc agencles whose approval is required:

oo o The_ applicant Wﬂl requne building permits_. from the . Monterey County Buﬂd1ndg~Semces o

Department.

Byrne Initial Study . : : - . Page 3
PLN100579 '



’ Vic'inity Map
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Site Plan (Proposed)
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P'rbposed View from 17 -Mile Drive
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IT. PROJECT CONSISTENCY WITH OTHER APPLICABLE LOCAL

' AND STATE PLANS AN) MANDATED LAWS

Use the list below to indicate plang apphcable to the proj ect and Venfy their. consistency or non-
con31stency with proj ject lmplementatlon :

- General Plan/Area Plan X ~ Air Quality Mgmt. Plan X
. Specific Plan O Aérport Land Use Plans 0
Water Quality Control Plan O - Local Coastal Program-LUP [X

General Plan/Area Plan The proposed project was reviewed for consistency with the 1982 .

‘Montérey County General Plan,~ The project comsists of the demolition of an' existing single™
family dwellmg, and the construction of a new residence with an attached accessory dwelling

unit. The property and surrounding area have a residential land use designation, and the adj acent
land uses are residential. Therefore, the pr03 ject is consistent. CONSISTENT

’ 2008 Air uall Mana ement Pla.n_for the Montere Bay Region (AQMP). Cons1stency of a
. residential project is determined by comparing the project populatlon at the year of project

completion with the population forecast for the appropriate five year increment that is listed in
the AQMP. If the population increase resultmg from the project would not cause the estimated

cumulative population to exceed the relevant forecast, the project would be consistent with the

population forecasts in the AQMP. . The proposed project will not mgrease the population of the -
area nor generate additional vehicle trips. The Monterey Bay Unified Air Pollution Control
District has provided a consistency determination for this project. Therefore, the project will be.

consistent wﬂh the AQMP. CONSISTENT

_Local Coastal Program-LUP. The proposed project was reviewed for consistency with the Del

Monte Forest Land Use Plan (LUP) and the -associated Coastal Implementation Plan (CIP), Part

-5.  Section IV.10 (Land Use and Planning) discusses whether the preject physically divides an
E estabhshed community; conflicts with. any apphcable Jand use plan, policy, or regulation of an
_.agency .with_jurisdiction over. the project; .or. conflicts with any applicable habitat conservation = - . . .. __.
‘plan or natural community conservation plan. As discussed therein, the proposed project

involves the demolition of the existing one-story single farnily residence and the construction.of a
14,123 square foot three-level single family dwelling with a 1,046 square foot three-car attached -

.garage, removal of 13,661 square feet of existing hardscape (patios, pathways, terraces, parking

areas, driveway), construction of 7,300 square feet of new hardscape and a 400 square foot utility
area, installation of an approximately 240 linear foot fence and entry gate, and approximately
3,150 cubic yards of grading (2,650 cut and 500 fill). The project also includes development
within 100 feet of environmentally sensitive habitat (Monterey cypress habitat), development
within 750 feet of known archaeological resotrces, development on slope greater than 30%, and
construction of a 544 square foot attached accessory dwelling umit. The property and

‘surrounding area have a residential land use designation, and the adjacent land uses are

residential. The project would not physically divide an established community (Source: IX. 1, 3,

Byrne Initial Study Page 7
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6), nor conflict with any habitat conservation plan or natural community conservation plan, as none
are apphcable to the project site (Source: IX. 7, 8, 9). Section IV.6 (Geology and Soils) addresses -
development on slope. Sections. VLI (Aesthetics), V14 (Biological Resources), and V917
(Greenhouse Gas Emissions) address potential impacts to visual resources, biological resources, ‘
and climate change, and include analysis to ensure ‘project. consistency with' specific LCP
policies. Section VL5 (Cultural Resources) addresses potential impacts to archaeological
resources, and includes analysis- and mitigation measures to ensure project consistency with
specific LCP policies. As proposed, conditioned, and m1t1gated the project is consistent w1th the
Del Monte Forest. LUP and CIP. CONSISTENT _

IV. ENVIRONJWENTAL FACTORS POTENTIALLY AFFECTED AND |
DETERMINATION

A. FACTORS '

The env:ronmental factors checked below would be potentially affected by this prOJect as
 discussed within. the checkhst on the followmg pages.

Aesthetics o O Agriculture and Forest -+ [ Air Quality L
: e Resources ' :
Biologieal Resources X Cultural Resources” ' 1 Geolbgy/Soils

Greenhouse Gas ;Einissidns- [0 Hazards/Hazardous Materials [] Hydrology/Water Quality

[ Land Use/Planning - [ Mineral Resources "~ [] Noise

1 Pqpulation/Housing - {J Public Services [ Recreation

[0 Transportation/Traffic . [0 Utilities/Service Systems O Mandatory'Fin.dings:of
I ' ' Significance

- Someproposed “applications that are mot exempt from CEQA' review may have little-or mo~"
potential for adverse environmental impact related to most of the topics in the Environmental
Checklist; .and/or potenﬁal impacts may involve only a few limited subject areas. These.types of
projects' are generally minor in SCOpE, located in a non-sensitive environment, and ‘are easily
identifiable and without public controversy. For the envirormental issue areas where there is no
potential for significant environmental impact (and not checked above), the following finding can

" be made using the project description, envuonmental setting,-or other information as supporting
evidence.

[1 Check here if this finding is not applicable.

Byrne Initial Study : : : Page 8
PLN100579 ’




FINDING:

g
2

3

For the above referenced topics that are not checked off, there is no potential for
significant environmental impact-to occur from- either construction, operation or
maintenance .of -the proposed project and no- further discussion in the
Environmental Checklist is necessary.

Aesthetics. -See- Sectlon VL 1 below

Agriculture gnd. Forest Resources. PLNl 00579 (Byme) involves the demolition of
an existing single family dwelling, and the construction-of a single famﬂy dwelling
with an attached garage and an attached accessory dwelling unit. “The proposed
project would not convert ‘farmland to non-agricultural use, nor is the site under a
Williamson Act Contract, as confirmed by County Assessor’s records. " The
project site is located within a residential area and is currently zoned as Low-
Density Residential (LDR) There are no agricultural-land use designations within
the Del Monte Forest. .The proposed construction would not conflict-with any
agricultural uses.. The project would.also not result in the loss of forest land or
conversion of forest land to non-forest use. There would be no impacts to
Agriculture and Forest Resources (Source: IX. 1, 3, 8,9, 14). '

- Air Quality.” The proj ect area is'located within the North Central Coast Air Basmf

and is subject to ‘the jurisdictional regulations of the Monterey Bay Unified Air
Pollution Control District-(MBUAPCD) and, to a lesser extent, the California Air

Resources Board. “The proposed project involves the replacément of existing A
residential uses within a residential area.. The nearest structares to the project site
are two residences -over 150 feet to the south and over 300 feet to-the east. The
nearest structure to the north is over 750 feet from the project site. It is
anticipated that par’uculate matter (PMjg) would be the primary air pollutant
resulting from project construction activities. The project would only result in a
significant air quality impact if direct emissions of more than 82 pounds/day
(Ibs/day) of PMyo were to'occur. Construction activities would involve relatively -
small crews for a small residential project, and would involve limited construction

--equipment; therefore; the project is-not-anticipated to-emit more than-82 Ibs/day-of - - - -~

PMjq. The project will also-not disturb more than 8.1 acres per day, the threshold
established by the MBUAPCD above which the project could have a significant
impact for PMyo. Disturbed areas-would be watered or-treated with an-appropriate -
dust palliative; therefore, fugitive dust emissions would be limited and impacts
from PMjo resulting from fugitive. dust emissions are not anticipated. After
completion of construction activities, the project will not create any air emissions
beyond those associated with normal residential uses: The nearest school to the
project site is the Robert Luis Stevenson School, which is located approximately
1.2 miles northeast of the project. Because of the significant distance between the
school and the project site, it is not anticipated that the project would impact this
sensitive receptor. The two nearest residences could be impacted by PMjo (dust)
impacts during construction activities. However, the -dust effects would be

Byrne Initial Study : : i » Page 9
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7
8)

localized and limited because there would be a small amount of daily ground
disturbance and construction activities associated with the project. Operation of
construction vehicles -could generate airborne odors (e.g., diesel exhaust);
however, such emissions would be localized to the immediate area under
construction and would be short in duration. Therefore, the project would not
conflict -with ‘or obstruct the implementation of the applicable Air Quality
Management Plan (1dent1fled above in Section HI, would not- violate any air -
quality standard or result in a cumulatively .considerable net increase of any '
criteria -pollutant for which the region is in non—attamment, would not expose
sensitive receptors to substantial pollutant concentrations, nor create objectionable
odors affecting a substantial number of people (Source: IX. 1, 5, 6, 14). The -
proposed. project will not increase the population- of the area nor generate
additional vehicle trips, and the Monterey Bay Unified- Air Pollution- Control

District has provided a consistency determination for this project (Source: IX..13). ... ... S

As noted under Item 16 below, the project would generate a minimal amount of
new traffic associated with the proposed accessory dwe]lmg unit. As a result,
minimal traffic-related emissions would be generated that would be off-set by

reduced round-trip employee traffic from. outside the Del Monte Forest.

Construction related air -quality impacts would be ‘temporary in nature and
controlled by standard Conditions of Approval that require watering, erosion
control and dust control measures. There would be no impacts to Air Quality.

BioIggical Resources. See Section V1.4 below:

Cultural Resources See Section VI.5 below.

Geology and Soﬂs The Geotechnical and Geologlc Hazards Report prepared for -
the project, based on review of the site and applicable- literature, did not observe
nor identify any significant, site specific geological hazards (Source: IX. 1, 3, 10).

* Although the project site would be exposed to ground-shaking from any of the

faults' that fraverse Monterey County, the _project would. be required-to be
constructed - in accordance with applicable seismic design parameters in the
California Building Code. The building site is relatively flat and soil erosion is

"'not"'an‘:'issue'(‘So’urc’e‘:"lX.': 1,"'6',',' 10,14)PursuanttomplementaﬁonofCounty e

ordinances and standard Conditions of Approval, required by the County’s
grading’ and -erosion control ordinances related to grading and soil erosion
prevention, the project would not-result in impacts to-Geology and Soils.

Greenhouse Gas Emissions. Seé Section VI.7 below.

Hazards and Hazardous Materials. PIN100579 (Byme) involves - residential
development that would not involve the transport, use or disposal of hazardous
materials that would constitute a threat of explosion or other significant release
that would pose a threat to neighboring properties (Source: IX. 1, 3, 14).- The
project would not involve stationary operations, create hazardous emissions or
handle hazardous matenals The site is hot included on a list of hazardous

Byrne Initial Study : : Page 10
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materials sites, and the site location.and scale would have no impact on
emergency Iesponse or emergency evacuauon ‘The site is not located near an
airport or airstrip. The site is located: in a residential area and would not be
subject to wildland fire hazards. The project-would require -standard County
Conditions of Approval for completion of an asbestos survey and a lead paint
survey, and best managernent practices would’ be. followed for removal if any

asbestos or lead paint is found at the site. The Pebble Beach Community Services

" District (Fzre) reviewed the project. apphcatlon and recommended conditions of

9)

approval regarding fire safety, including a fire- spnnkler system. . .There would be

no 1mpacts from Hazards or Hazardous Matenals

: HVdIOlQSZV and Water Quality. PLN100579 (Byme) will not violate any water

~ quality standards or waste discharge requirements. The Cal Am Water Company

_ciurrently prov1des and will continue to provide water for the residential uses on

AL e o A Bt RO Sy e et e e

the property. The Pebble Beach Commumty Services’ D1str1ct currently provides

-and will continue to prov1de wastewater sewer connectlvrcy for the residential uses
on the ‘property.” The Monterey County ‘Water Resources - Agency and

Environmental Health Bureau have reviewed the project apphcahon -and deemed

. that the project complies with applicable ordinances and regulations (Source: IX.

1). The proposed project would incrementally increase water demand through the

- addition. of .an accessory dwelling unit (Source: IX.1). The Monterey County

Environmental Health Bureau reviewed the project application, and found the

- project complete with no conditions. The Water Resources Agency similarly

reviewed the project application and’ recommended Conditions of Approval,

including a drainage plan, as required by County ordinances (Source IX. 1). Site

drainage patterns will not change s1gmﬁcanﬂy because the new residence will be
constructed on the approximate footprint of the existing residence. Also, the
approximate 5,960 square foot met reduction in hardscaped area will. allow

" additional permeability and on-site retention of water. Tsunami and flooding

vulnerability at Pebble Beach is limited by the topography of the Monterey

.. Peninsula and the spatial nature of thé residences in the area. The slope of the
~ land rises quickly from the shore, and thus significant inland inundation is not

”.expgcjceg (Source: IX. 1, 3, 14). The project, as - proposed and cond.moned Would -

19

notresult in 1mpacts to Hydrology and Water Quahty

' Land Use and '?lailning. The proj ect would not disrupt,i divide, -o,r'otherwise'havev

a negative impact tpon the existing neighborhood or adjacent properties. The
project site is designated for Low Density Residential uses, and the surrounding
properties are similarly designated for residential use. Replacement/consﬁuctlon

-of the residence and accessory dwelling unlt on the parcel, in the same general

location of the existing structure is consistent with this ‘designation (Source: IX.
1, 3,4, 6. 14). As designed and conditioned, the proposed project is consistent
With applicable Local Coastal Program policies as discussed in Section IIl. The
proposed project would not result in impacts to Land Use Planning.

Byrne Initial Study : : Page 11
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15)
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Mineral Resources. -Based on the Geotechnical and Geologrc Hazards Report
(LIB110022). prepared for the project, no raineral resources have been identified
or would be affected by the project (Source: IX. 1, 10,-14). The project is not
within the v1c1n1ty of a site bemg used for aggregate production, and there are no
active mining sites docated i in the project vicinity. There would.be no impacts.to
Mmeral Resources :

Noise.- The proposed res1dence and accessory dwelling umt (PLN100579 Byrne) ,

would not be exposed to noise levels that exceed standards -and would not
substantially increase. ambient noise levels. - There would be a temporary increase
of moise during construction; however, the parcels in the vicinity are
approximately 1.5 acres or larger (Source: IX. 1, 3, 14). The large parcel size and

distance ‘between structures would help to minimize potential noise or vibration
_ impacts_caused by: equipment during construction. The project site is not located
The npearest airport is.

in the vicinity of an airport or private. airstrip.
approxrmately 5.5 mile east of the pro;ect site (Source: IX. 1, 14). There would
be no impact. -

- Population and Housmg PLN100579 (Byrne) replaces one single farmly dwe]lmg

with another smgle famrly dwelhng, and adds one accessory dwelling unit to.the -
site (Source: IX. 1). The. project would not induce substantial population in the

~ area, either directly through the construction of the structures within a residential
area or indirectly, as mo. new. infrastructure would be extended to the site. The

project would not alter the location, distribution, or density of human populatlon -

in the area in amy swmﬁcant 'way, or create a deinand for additional housing

(Source: IX. 1, 2, 3) The prOJect would not result in impacts to Populatlon or.

Housing.

Public Services. “The proposed prOJect involves the replacement of one single-
family residence and the. .addition of an accessory dwelling unit, which would be
served by existing services and utilities. Water service is provided by California
American Water, and wastewater service is provided by the Pebble- Beach
Community Services District (PBCSD) and Carmel Area Wastewater District.

Sheriff’s. Department. - The project would have no measurable effect on existing
public’ services in that the incremental incredse in demand would not require
expansion of any services to ‘serve'the project. County Departments and-service
providers ‘reviewed the project application and did not identify any impacts
(Source: IX.1). The proj ect would not result in impacts to Public Services. -

Recreation. PLN100579 (Byrne) would result in the constructlon of an accessory |

dwelling unit-and areplacement single family residence. Due to-the small scale. of
the project, neither would result in an increase in use of existing recreational
facilities causing substantial physical deterioration (Source: IX. 1, 3).. Parks, trail
easements, Or other recreational opportunities would not be adversely impacted by

Page 12
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17)

the proposed project (Source: IX. 1, 3, 14). The project -would not create _
significant recreational demands, and would not result in nnpacts to Recreation.

Transportation' and Trafﬁc PLN1 00579 (Byrne) involves the replacement of'a’

. single family residence and a'new accessory dwelling unit located on a relatively

low-traffic street (Source IX:1, 3,6). The roadways in the project vicinity are
not at degraded: levels of service (LOS A or B), and the contribution of traffic

... from this project would-not cause any roadway or intersection level of service to

be degraded (Source TX. 1, 3, 6). Construction-related activities wﬂltemporanly

increase 1:rat"ﬁc from trips generated by ‘the individuals on the construction site;
however, no adverse 1mpact is expected due to the small scale of the project
(Source: IX. 1, 6). The project would generate a memal amount of new traffic
associated with the proposed accessory dwelling unit. However, any new traffic

trips generated would be off-set by reduced round-trip employee traffic ﬂomi o

outside the Del Monte Forest. The project would not result in a change in air

traffic patterns, including either an increase in traffic levels or a change in location

‘that results in substantial. safety risks (Source: IX. 1, 3, 6, 14). The project would
not substantially increase hazards-due to-a-design feature (e.g., there are no sharp
curves or dangerous intersections near the project site) or incompatible uses (i.e.,

the site is zone for residential uses), nor would it result in inadequate emergency

 access (Source: IX. 1, 3, 6). The pr03ect would. also not conflict with adopted

policies, plans, or programs regarding public- transit, bicycle, or’ pedestrian .

facilities, or otherwise decrease ‘the performance or safety of such facilities. -

(Source: IX. 1, 3, 6). The project would not mten31fy Tevels of traffic, and would -
not result in impacts to Traffic. : =

Utlhtles and Service Systems. The proposed project involves the replacement of a
single-family residence and the addition of a caretaker unit that would not exceed

- wastewater treatment capacity nor create. sufficient demand to warrant

construction of new wastewater treatment faclhtles The Carmel Area Wastewater

" District (CAWD) treatment facility has a ‘capacity of three million gallons perday,

and’ currently operates at approximately 67% of capacity.. Moreover, the Pebble

- Beach Community Services District (PBCSD) retains rights to one-third of the
CAWD treatment facility. capacity (or one million gallons per "day), and currently

uses. approximately 50% of that capacity. Similarly, the amount of solid waste
generated by the proposed project would not ‘impact the area’s solid ‘waste

. facilities. The Monterey ‘County Water Resources -Agency reviewed the pro_lect

application and recommended standard Conditions of Approval, including water

. .availability certification. The property owner has. purchased additional water

credits from- the Pebble Beach Company to supply water service to the new
accessory dwelling unit. | Pursuant to implementation of these conditions, there
~would be no impacts to. water service (Source: IX. 1). Utilities such as electricity

"and phone service are already in place and the construction of an accessory

dwelling unit would not create a.sufficient demand to warrant the expansion of the
current infrastructure (Source: IX. 1). The project would not result in impacts to
Utilities.and Service Systems. -

Byrne Initial Study - : - Page 13
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B. DETERMINATION
‘On the basis of this initial'evaluation:

] I find that the proposed project COULD NOT have a. s1gn1ﬁcant effect on the |
environment, and a NEGATIVE DECLARATION will be prepared.

] I find that although the proposed projeet could have a si'gniﬁeant effect on the
environment 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.

L1 I find that the proposed project MAY have a 31gn1ﬁcant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is requ.lred

O I ﬁnd that the proposed pr0Ject MAY have a potentlally 51gmﬁcant impact”

“potentially significant unless mitigated” impact on the environment, but at least one

effect I)-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 analysis

as described -on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to be addressed.

[ I find that although the proposed project could bave a s1gmﬁcant effect on the

environment, because all potentially significant effects (a) have been analyzed adequately

“in.an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and

(b) have been: avoided or mitigated pursuant to that earlier EIR or NEGATIVE

DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed projeet, nothing further is required.

g '
/&/ A = June 7, 2011

V" Signature ‘ Date

“Joseph Sidor - o - ; Associate Planner -

Byrne Initial Study Page 14
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3)
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5)

EVALUATION OFENVIROMWENTAL IMPACTS

A brief explanat:ton is required -for all answers except “No Impact” answers that are
adequately supported by the information sources a lead agency cites m the ‘parentheses
following each question. A “No- ‘Tmpact” answer 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 prOJect falls . out31de 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 project will not -expose sensitive receptors to pollutants based on
proj ect-speclﬁc screemng analy51s) :

All answers must take mto. account the whole action involved, including offsite as well as’

. onsite, cumulatwe as well as project-level, indirect as well as direct, and constructlon as
- well as. operatlonal impacts, -

‘Once the lead agency has determined that a particular physical impact may occur, then the.

. checklist answers must indicate whether the impact is potentially significant, less than

significant ‘with. mitigation, or less than significant. "Potentially Significant Tmpact" is

' appropriate if there is substanitial evidence that an effect may be significant. If there are

one or more ”Potenttally S1gmﬁcant Impact” entries when the detern:nnatmn is. made an
EIR is requn‘ed )

’Negatwe Declaranon Less Than Slgmﬁcant With . Mitigation Incorporated" applies -
where the mcorporatlon of m1t1gatlon measures has reduced an effect from "Potentially ..
Significant Tmpact™ to a "Less-Than Significant Impact.” The lead agency must describe -
the mitigation measures, and bneﬂy explain how they reduce the -effect to a less than -
significant- level mitigation measures from Section XVII, "Earlier Analyses may ‘be

: cross—referenced)

Barlier analyses may be used where, pursuant to the tiering, program “EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(0)(3)@3) In this case, a brief discussion should 1dent1fy the followmg

. .a) . Ether Analys1s Used. Ident1fy and state.where they are available. for Teview. . ... . .

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were. within the scope of and adequately analyzed in an earlier document pursuant
to applicable.legal. standards, and state. whether such effects were addressed by

mitigation measures based on the earlier analysis.

c) Mitigation Measurcs For effects that are "Less than S1gmﬁcant with Mitigation

. Measures Incorporated,” describe: the mitigation measures which were
. incorporated or refined from the earlier document and the extent to ‘which they
address site-specific conditions for the project.

Byrne Initial Study : Page 15
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8)

Lead agencies are encouraged to mcorporate into the checklist references to mformamon
sources for potential impacts (e.g., general plans, zoning -ordinances). Reference to a

'prevmusly prepared. or outside document should, where appropriate, mclude a reference

to the page or pages where the statement is substantiated.

Suppomng Informatlon Sources: A source list should be attached, and other sources used -
or individuals contacted should be cited in the discussion. : :

The explanauon of each issue should 1den11fy

a) The significance criteria or threshold, if any, used to evaluate each question; and
b) The mitigation measure identified, if any, to reduce the impact to less than

s1gmﬁcance

Byrne Initial Study : Page 16
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VI ENVIRONMEN TAL CHECKLIST

Less Than -

1L AESTBETICS ‘
Significant - - '
Potentially With . Less Than )
_— -Significant ~ Mitigation - Significant - . No
Would the project: Impact Incorporated  -Tmpact Impact _
' ay - Have a substantial adverse effect on-a scemc vista? . ' = ' - X
(Somrce: TX. 1, 3, 6, 14) O O D : =
B) : Substanually damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic [ [ | 5
‘buildings within a state scenic highway? (Source X1,
3,6,14)
¢)  Substantially degrade the eklsuhg visual character or . . e
quality of the site and its sm'roundmgs? (Source IX. 1, ] - X ]
3,4,6) '
d) Create anew source of substanual light or glare which - -
[ L X Ll

would adversely affect day or nighttime views in the
area? (Sou:fce IX. 1, 6) : .

D1scuss1on/Conclusmnmf[mgatmn

The subject development apphcanon PLN100579 (Byrmne), involves the demohtlon of an ex:stmg
one-story single family residence and the construction of a 14, 123 square foot three-level single
family dwelling with a 1,046° square foot attached garage, the construction of & 544 square foot
attached accessory dwelling unit, removal of 13,661 square feet of existing hardscape (patios,
pathways, terraces, parking areas, driveway) and construction of 7,300 square feet of new
hardscape, installation of a 240 linear foot fence and gate, construction of a 400-square foot

utility area, and approx:lmately 3,150 cubic yards of grading (2,650 cut and 500 £ill) (Source IX. -
1). As proposed, the project meets all setback and site development standards, is a residential-

project located within a residentially-zoned district, does not require any variances, and Would :

not result in ndgehne development
Would occur w1th1n the general 1ocat10n as the exzstmg structure and haxdscape

Additionally, the development of the proposed pmJect

Aesthetics 1(2, b) — No Im 'acts and Aesthetiés 1(c, d) — Less than Slcrnlficant The pIOJeCt'

parcel borders 17-Mile Dnve a designated scenic roadway, and the emstlng structure 1is visible
- from 17-Mile Drive:- The property is also visible from Point Lobos State ‘Reserve, as identified
on the LUP Visual Resources Map (LUP Figure 2C). The project, as proposed, would increase
the mass and’ height of the existing structure; however, .due to existing free screening and

_ mcorporahon of the design into the site topography, the additional mass and height will not ‘

significantly obscure ocean views from 17 Mile Drive nor increase visibility from. Point Lobos
State Reserve (Source: IX. 1, 3, 6). The Lone Cypress, a deslgnated scenic vista, is
approxunately 0.5 miles to the south of the project site, but the site is not visible from the Lone
Cypress (Source: IX. 6) Thus, the project would not result in 1mpacts to a scenic vista or scenic
resources.

Byrne Initidl Study
PLN100579

Page 17



The proposed ‘project would not significantly intensify the visual impacts over the existing
residential use of the site, and the 'post-project residence and accessory dwelling unit would be
visually compatlble with other structures in the site vicinity. The applicant proposes to use
earthtone stucco, and- natural color slate, stone,. bronze, copper, and ‘wood for the exterior
finishes. These proposed finishes -will blend well with the surrounding natural environment.
From the east elevation (i.e., the view from 17-Mile Drive), the proposed height will increase by
approximately 14 feet (from 16 to 30 feet). This height increase will not obscure ocean views
due to the fact that current views.above the residence mclude only sky. Photo simulations
prepared by the project applicant, and reviewed by County and Coastal Commission staff,
confirm that potential -impacts “to’ views' wﬂl be minimal and less than significant. Some
additional lighting sources would occur as a result of the accessory dwelling unit and expanded
residence. However, the proposed project would be required to comply with County General
Plan Policy .26.1.20, which requires that “All exterior lighting shall be unobtrusive and _
e cODStructed or_located so that only the intended area is_illuminated,.long range. visibility is __ __ __ __
reduced, and. offsite glare is fully controlled.” In-addition, a standard County Condition of
Approval would require preparation of an Exterior Lighting Plan, subject to review and approval
by -the Resource Management Agency Planmng Départment. . The proposed: design minimizes
‘windows on'the north, south, and east sides of the new residence. ‘Therefore, potential impacts
from interior lighting on- adjacent properties and/or -views would be minimized by design.
Pursuant to implementation of County Conditions of Approval, the project is consistent with the
Del Monte Forest LUP. Scenic .and Visual Resources: policies. Impacts to-the existing visual -
character or quality of the site and its surroundings would be less than significant, and would not
create a new source of substanual hght or glare which would adversely affect day or mghtt]me
VICWS in the area.

2. . AGRICULTURAL ANDFOREST RESOURCES ,

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may

refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California -

Dept. of Conservation as an optional model to use in assessing impacts on agriculture and farmland. In detetmining

whether impacts to forest resources, including timberland, are significant environmental effects, lead agencies may
. refer to information compiled by the California Department of Foresiry and Fire Protection regarding the state’s -

inventory of forest land, including the Forest-and Range Assessment Project and the Forest Legacy Assessment
__Project; and forest carbon measurement methodology prov1ded in Forest Protocols adopted by the California Air

Resources Board.
Less Than
Significant - )
Potentially " With Less Than
Significant ~ Mitigation ~ Significant ~ No
Would the project: : = Tmpact’  Incorporated Tmpact Impact

a)  Convert Prime Farmland, Unique Farmland, or -
Farmland of Statewide Importance (F armiand), as
shown on: the maps prepared pursuant to the Farmland- o ] ‘ ] 5
Mapping and Monitoring Program of the California . : '

Resources Agency, to non-agricultural use? (Source:
X.1,3,6,7,8,9,14)

b)  Conflict with existing zoning for agricultural use, or a L L ] X

-Byrne Initial Study : : . Page 18
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2. AGRICULTURAL AND FOREST RESOURCES

In determining whether Jmpacts to agricultural resources are 51gmﬁca.nt env:u.ronmental effects, lead agencies may
refer to the California Agncultuml Land Evaluation and Site Asséssment Model(1997).prepared by the California
Dept. of Conservation as an-optional model to use in assessing impacts on agnculture and farmland. In detemumng
whether impacts to forest resources, including nmberland, are significant environmental effects, lead agencies may
* refer to information compiled by the California Department of Forestry and Fire Protection regarding the state’s
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy Assessment
project; and-forest carbon measurement methodology provided in Forest Protocols adopted by the California Air
Resources Board - :

Less Than .
. Significant .
Potentially -  With Less Than
o . Significant ~ Mitigation-  Significant No
Would the project: : - Tmpact  Incorporated Tmpact.  Impact

WﬂhamsonAct conh'act’7 (Source IX 1, 3 4 14)

¢)  Conflict with existing zoning for, or cause rezoning of;
forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public ] 0 _ : D
Resources Code section 4526), or timberland zoned : : :
Timberland Production(as defined by Government
Code section 51104(g))? (Source: IX. 1, 3, 9, 14)

-d)  Result in the loss of forest land or conversion of forest 0 0 ' N
land to non-forest use? (Source: IX. 1, 3,8, 9) ; -

e)  Imvolve other changes in‘the existing environment
which, due to their location or nature, could result in i
-conversion of Farmland, to non-agricultural use or O ' O X
conversion of forest land to non-forest use? (Source: : _
1IX.1,3,6,7,8,9,14)

. Discussion/Conclu_siohfl\([itigation: See Section IV.A.2 above.

3. AIR QUALITY

... Where . available, - the. 51gmﬁcance criteria.established by the. applicable. air. quahty management or -air polluuon e o

confrol district may be Iehed upen to make the following determinations.

Less Than
) . Significant S
Potentially With Less Than ,
, : ) Significant Mitigation Significant No
‘Would the project: : Jmpact - Jncorporated Impact Impact
a) Conflict with or obstruct implementation of the = = 0 X

applicable air quality plan? (Source: IX. 1, 5, 6, 13)

b) Violate any air quality standzrd or contribute
substantially to an existing of projected air quality O . L1 X
violation? (Source: IX. 1, 5, 13).
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3. " AIR QUALITY

Where available, the s1gmﬁcance criteria estabhshed by the -applicable air quality management or air po]luuon

control district may be rehed upon to make the following determmatlons _

PLNI100579

Less Than o
' Significant .
Potentially ‘With Less Than =~ -

. * Significant =~ Mitigation Significant No
Would the project: Impact . - Incorporated Impact -~ Tmpact
c) - Result ina cumulatively con51derab1e net increase of ' ' '

“any criteria pollutant for which the project regionis '
_ nop-attzinment under an applicable federal or state O ' O O =
- ambient air quality standard-(including releasing ' £
" emissions which exceed quantitative-thresholds for
ozone precursors)? (Source: IX. 1, 5,13)
d) Result in mgmﬁcant constructlon-related air qua.hty RS 7 - »
1mpacts'7 (Source: IX. 1, 5, 13) - Ll , o L X
e Expose sensitive receptors to substantlal pollutant ' O N N ' ]
concentrations? (Source: IX 1,5,6, 14) ' ok ' o
1) Crea’te objectionable odors affecting a substantial ‘ N ‘ ' [ [ ' 5
~ number of people? (Source: IX.-1, 6) -
Discussion/Conclusion/Mitigation: See Section IV.A.3 above.
4. . BIOLOGICAL RESOURCES Less Than
: ~ Significant 4
Potentially ‘With Less Than
Significant Mitigation Significant . No
Would the Pproj ject: ___ Impact Incorporated Impact Tmpact -
" a). Have a substantial adverse effect, either d.u'ec’cly or ‘
through habitat modifications, on any species identified -
as a candidate, sensitive, or special status species in '
local or regional plans, policies, or regulations, or by | Il X . O
e Califomia Depattinent of Figh aid Gamie ot US.~ " " T e e T - -
Fish and Wildlife Service? (Source: IX. 1, 3, 6 7,8,9,
14)
i’b) Have a éubstantiala&vefse effcét Ql.l. anynpanan habitat h
or other sensitive natural community identified in local
or regional plans, policies, or regulations or by the , | 1 - X
California Department of Fish and GameorUS Fish : .
and Wildlife Service? (Source: IX. 1, 3 6 7, 8 9,14)
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4. ~ BIOLOGICALRESOURCES ~~ = ~Less Than

Significant ,
Potentially With ‘Less Than:
: . _ Significant Mitigation. Significant No
Would the project: : . Tmpact Incorporated - Tmpact Tmpact

) Have a substantial adverse effect on federally protected
“wetlands as defined by Section 404 of the Clean Water ' _
. Act (including, but not limited to, marsh, vernal pool, o I u -
" coastal, etc.) through direct removal, filling,
~hydrological mterruphon, or other means? (Source X
1,3,6,7,8,9)

d) Interfere substantially with the movement of any native
. Tesident or migratory fish or ‘wildlife-species or with

" established native resident or migratory wildlife 1 1 I - X
o+ en.corridors, or impede the use of native wildlife nursery. . . ... : :

sites? (Soimce: IX. 1, 3, 6, 7, 8,9)

e) . Conflict with any local policies or ordinances : '
' protecting biological resources, such as a tree . ' , - -
preservation pohcy or ord1nance7 (Source: IX. 1,3, 6, a o L o IE
7,8,9)

) Conﬂlct with the provisions of an adopted Habitat . o
' Conservation Plan, Natural Commumty Conservation O : M ] : X
_ Plan, or other approved local, regional, or state habitat : § :
conservatmn plan? (Source: IX. 1, 3, 6, 7,.8, 9)

_ Dis‘cjlssioh/Concl‘usion/lVﬁtigaﬁon:.

The subject development application, PLN100579 (Byrne), involves the demolition of an existing
one-story single family residence and the construction of a-14,123 square foot three-level single
 family dwelling with a 1,046 square foot attached garage, the construction of a 544 square foot
attached accessory dwelling unit, removal of 13,661 square feet of existing hardscape (patios,
pathways, terraces, parking areas, -driveway) and construction of 7,300 square feet of new
- hardscape, installation of a 240 linear foot fence and gate, construction of a 400 square foot

- mu’ahty area,.and.approximately. 3,150.cubic yards of. grading (2,650 cut and.500.£il1).(Source: IX. ... . ... -

1). As proposed, the project meets all setback and site development standards, is a residential
project located within a re51denttally—zoned district,. and does not require any variances.
Additionally, the development of the proposed project would oceur within the general location as
the existing structure and hardscape.

Biological Resources 4(a) — Less than Significant. Monterey Cypress habitat is located on the
property; however, no tree removal is proposed. Tree protection measures also will be required
as a standard Condition of Approval In addition, all proposed residential additions will occur
within: existing hardscape areas. The applicant has prepared and submitted a Cypress Habitat
Restoration Plan (CHRP) (LIB110138) to" address the removal and rehabilitation of existing
hardscape elements on the site. These elements include pathways, patio areas, and portions of the
driveway. Implementation - of the CHRP Would result in restoratlon of these areas to native
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~footpr1nts will occur on existing hardscaped areas.
_project, no sensitive species other than Monterey cypress and _pine.occur on the site. Also, as

: Monterey cypress habitat and accommodate a minor hardscape addluon near 17-Mile Drive for’

- In addition, the revised project includes eradlcanon and control of exotic
The County will réquire a standard Condition of

utility ‘putposes.
vegetation (primarily ice plant) on the site.

‘Approval. to -erisure completion and momtonng of restoration activities in.accordance with the

submltted CHRP Impacts to Monterey cypress habrtat Would be less than s1gmﬁcant

'Blologlcal Resources 4(b f) No Imnact As descnbed above, the parcel is located in a :
- . developed residential area and has an- exrstmg residence and hérdscape areas. The hardscape

consists of outdoor patio- areas, pathways and dnveway/motorcourt The proposed site does
contain Monterey Cypress environmentally sensitive habitat. area- as mapped in the Del Monte
Forest LUP; however, as noted above, no tree removal is proposed: and existing trees will be

_protected during all phases of the prOJect 'The project would not have a substantial adverse

effect, either drrectly or through habitat modifications, on any species identified as a candidate,

' sensitive or special status species or have a substantial adverse effect on any riparian habitat or

other sensitive natural community because all proposed development beyond. current structural
Per the b1olog1cal report prepared for the

designed, the project will not result i m the removal of any trees on-the parcel nor result in
construction within the drip-lines of any Monterey Cypress as required by Del Monte Forest LU'P
ESHA Pohcy 21. There would be no impacts.

* Less Than

5. CULTURALRESOURCES A }
— ’ ' - " Significant
Potentially With ~ ~ Less Than .
C o S Significant = Mitigation  Significant No
‘Would the project: - _ Tmpact’ - Incorporated Impact Impact
a) - Cause a substantial adverse change in the significance of _. .
ahistorical resource as defined in 15064.5? (Source ]X 1 O 1 X
L1L,14) : B
b Cause a‘substantial adverse change in the significance of |
 an'archaeological resource pursuant to 15064.5? 1 "X 1 ]
+ (Source: IX 1,11,12, 14)

'...'Io)mDnectly ormdn'ecﬂy destroyaumque paleontolog1cal e e e e e e e e
resource or site or unique geologic feature? (Source: IX. 1 || 1 X
1,3,6,11, 14)

d). vasturb any humanremams mcludmg those mterred L 0 M R N
. VAN

outside of fonnal cemeteries? (Source X. 1,11, 12)

Dlscuss1on/Conclusmn/Mlt1gatlon

The subject development application, PLN100579 (Byrne) involves the demolition of an existing
one-story single family residence and the construction of a 14,123 square foot three-level single
family dwelling with a 1,046 square foot attached garage, the construction of a 544 square foot
attached accessory dwelling unit, removal of 13,661 square feet of existing hardscape (patios,

Byrne Initial Study
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... pathways, terraces, parking areas, ‘driveway). and construction, of 7,300- square. feet of new
.hardscape, installation of a 240 linear foot fence and gate, construction. of a 400. square foot
 utility area; and- approxrmately 3,150 cubic yards of grading (2, 650 cut and. 500 fill)- (Source: IX.

. D). The proposed development would oceur within the general locatlon of the existing structure:
.. and ha.rdscape

Cultural Resources:S(a & ¢)— No.Impact. According to County records no historical sites are

known-to-be on.or-in the immediate vicinity of the. project area, and. the existing res1dence 'was

constructed in 1973. The prOJect site does-not contain historical resources-and would not cause a. '
substantlal adverse. change in. a- s1gmﬁcant ‘historical resource (Source;: ]le—w_’-i L1, 14). In

“addition, no paleontological resources. or unique geologic features are identified as associated

| - with this. site. (Source: IX. 1, 3, 6, 11, 14). No impacts would. occur to: histrical resources,
' paleontologmal Tesources, or umque geolog1c features. :

’CulturalResources 5(b) — Less than' Slami" cant w1th Mltlgatron Incorporated and S( d) - :""i“"‘ e
Less than: Slg_nlficant County records identify: the. project site is within an area of high'

.- archeological sensitivity, and- the pro_]ect includes a Coastal Development Permit to allow
“development within 750 feet of a known'archaeological resource (Source: IX. 1,3, 11)." An

archaeological reconnaissance conducted: for the project indicated a previously unrecorded
midden sife-present on the westernmargin of the property. The midden deposit appeared to be
shallow and: limited in extent based on surface evidence, less than 20 square feet in area(Source: -
IX. I1). Examination-of the project site and. surrounding area-during field reconnaissance .

. revealed eviderice for potential, but limited, impact to archaeological resources on the: pa:ccel

The survey noted no surface evidence of resources around the existing, residence or in the eastern
area of the parcel. - Moreover, the: likelihood of encountering human remams 1s: remote g1venthe
proximity to-the ocean (Source X, 1D :

The proposed comstruction will occur within the existing developed footprint and above the

elevation of the archaeological resource area. Therefore, impacts to the resource area are not

likely to occur. I—Iowever (due to'the close proximity to the midden' deposit and the potential for
incidental impacts to resources-during demolition and construction, mitigation is tecommended:
to-réduce the potential for impacts to.a less than significant Jevel (Source: IX. I,/ 11, 12). “With
County required Conditions of Approval and' Mitigation Measures, potential impacts to iy

- -archaeelogical: resources-would-be mltrgated to-less than:significant.- The following: mmgaﬁon e

measures are requned toreduce the potential for impacts to a less than significant level:" -

. Cultural Resonrces. Mitigation: Measure No. 1:.

A qualified archaeological monitor shall be present during initial earthwork (1 e. gradmg and “
excavation). If no cultural materials-are found under existing fill, within the proposed footprint,

" or in staging areas, continued monitoring of earthwork may be terminated at the discretion of the
- monitor. The monitor shall have.the authority to temporarily halt work to examine any - -

potentially significant materials. If potentially significant archacological resources are

' ". . discovered, work shall be halted in the area of the find until it can be evaluated and, if neeessary,

data recovery is condiicted. The applicant shall retain a qualified archaeologist to momtor and

" ensure conduct of the requirements of the mitigation and monitoring plan.
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Cultural Resources Momtormg Actlon No. 1:

Prior to issuance of a-demolition permit, the appllcant shall provide to the RMA Plannmg

Department a copy of the. contractual agreement with a qualified archaeolo gist for review and
approval. The applicant or archaeologist shall also submit evidence of on-site monitoring,

‘including archaeologist certification, to the RMA — Planning Department. If-additional
. - mitigation measures are determined to be required, they shall-be-formulated and implemented by
" the momtonng archaeologlst after.review and approval: by the RMA - Planmng Department. The

reqmrements of this measure shall be included as a note on all gradmg and bmldmg plans.

Cultural Resources Mmaauon Measure No. 2:

. During demolition and construction, the archaeologlcai site shall be protected with exclusionary

fencmg to minimize the potentlal for unanticipated impacts to cultural resources.

, Cultural Resources Momtormg Actlon No. 2:

‘Prior to the'i issuance of a demolition permit, the apphcant - shall submlt evidence of exclusmnary

fencing to the RMA-Planning Department for review and approval. The reqmrements of this

measure. shall be- mcluded as anote on all gradmg and bmldmg plans

N GE’OLOGYANDSOILSA o R -L'ess'Tha"n'

.- Significant
Potentially. - With Less Than
Significant  Mitigation  Significant No-

Would the projeet: *~ - - _~ “Tmpact  Incorporated - ‘Impact _ Impact °
' a) Expose people or structures to potentlal substanhal . A '

adverse effects, mcludmg the nsk of loss, injury, or
death mvolvmg :

i) Ruptu:re ofa lmown earthquake fault, as delineated
- -onthe most recent Algnist-Priolo Earthquake Fault
" Zoning Map issued by the State Geologist for the - : '
area or based on other substantial evidence of 4 O - Il X
" known failt? (Source:IX. 1, 3, 10, 14) Refer to ’
- Division-of Mines and Geology Special Pubhcailon

2. |
11) m?g:)oné seismic grmmd shalqng‘7 (Source IX 1 3, ) u N !
gl B B B <
ivj _ Le.uds]ides?A(ASomce: IX.1,3, 10) O N -
b) ?Sejgz ;n &biag,tx;l) )soil erosion or the loss of topsoil? I I 7. | X
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6. ‘GEOLOGY AND SOLLS - ' " Léss Than .
‘ S o Significant
Potentially With Less Than
;. A : A Significant ~ Mitigation' - Significant No .
Would the pro;ect : Impact Incorporated  Impact = Impact

<) Be located ona oeologlc it or, soﬂ that is unstable, or
“that would bécome unstable as.a résult of the project, : :
and potentially result in'on- or off-site landslide, lateral - d N 1 - X
: spreadmg, subsidence, liquefaction or co]lapse" (Source ' o o
“IX. 1,3, 10, 14) :

d)" Be Tocated on expansive soil, as defined in Table 18-1-B .
-of the Uniform Building Code (1994), creating 1 1 N X
substantial nsks to ]er or property‘7 (Source: IX. 1, 3, ' :
10)

€) Have soﬂs mcapable of adequately supporhng the use of )

- . septictanks or-alternative wastewater disposal systems [ o ' [ O X
- where sewers are not available for the disposal of '

’ Wasbewa‘cer‘7 (Source X. 1,3, 10)

Diseuesiou/COncluSion/l\/Iiﬁgaﬁon:‘ See Section IV.A.6 above.

T ‘GREENHOUSE GAS EMISSIONS -+ LessThan

. o ' A _ : Potentially With  Tess Than
o - _ ‘ o Significant ~ Mitigation ~ Significant No
"'Would the project: - : . - - Impact Incorporated - - Impact Irpact™

- a) Generete greenhouse gas emissions, either directly or , ‘ _
" indirectly, that may have a significant impact-on the I N X |
envuonment" (Source X. 1) : : :

b) Conﬂlct with an apphcable plan, policy or regulation : :
.adopted for the purpose of redncing the-emissionsof - - 1 0 O X
‘greenhouse gases7 (Source: IX. 1) ) '

' Dlscussmn/Conclusmn/Mmgatwn.

Greenhouse Gas Emlssmns 7(a) - Less than Significant. The-Office of Planmng and Research
(OPR) is the state-wide, comprehensive planning agency that is respons1ble for makmg pohcy
recommendauons and coordmatmg land use planning efforts. The OPR also coordinates the
. state-level review of env:ronmental documents pursuant to the CEQA. Currently, the OPR’s
stance on greenhousé gases (GHG) significance thresholds has been to allow each lead agency to
determine their own level of significance. At this time, the Monterey Bay Unified Air Pollution
Control District (MBUAPCD) ‘has not finalized specific GHG thresholds of significance. On
- October.24, 2008, the California Adir Resources Board (CARB) released their interim CEQA
significance thresholds for GHG impacts ‘dictating .that a project would be considered less than
significant if it meets minimum performance standards.during construction and if the project,
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wrth rmtlganon . would emit no more than approxrmately 7, 000 nnlhon metric tons of carbon
~ dioxide per year during operat1on : :

The pnmary “source: of cntena air pollutant and GHG emissions. Would stemi from the use of
‘heavy equipment, including’ large trucks and earth-movers, during construction of the new
_residence and attached accessory dwellmg unit. However heavy equrpment use is ant1c1pated to
-be’ intermittent. and limited to demohnon, site preparatlon, and some constructlon activities.

Pollutant emissions- resultjng from. heavy equlpment use during construction are not anticipated -

to exceed significance thresholds established by the CARB for GHG because the duratlon of use
is expected to be very limited. Moreover; once constructed; the project would not create any-air
emissions beyond those assocmted with current uses estabhshed on the property, and the new
residence would hkely ‘be more- energy ‘efficient than the existing structure. Since the use of the
property Would not mten51fy beyond residential uses, the impacts would. be less than significant.

Greenhouse Gas Emlssmns 7 (b) ~ No Imnact ~As~described prev10usly, the pro;ect’
construction and use emissions are below the applicable GHG 31gmﬁcance thresholds established
by CARB, and ‘the MBUAPCD -has no established -GHG thresholds. ' The project would not
conflict Wlﬂ:l any local or state GHG plans or goals. Therefore, there Would be no ]mpacts

8 'HAZARDS ANI)‘HLAZARDOUSMATERIALS ' © " Less Than
: ' A v Significant - T
Potentially . Wit . - LessThan -
: I o Significant =~ Mitigation . Significant = No
Would the project: : o _ Impact . Incorporated ~ Tmpact Impact

a) Cre'ate:a srgniﬁeanft hazard to the public or the _ o '
~ envirooment through the routine transport, use, or A s I K.
«disposal of hazardous materials? (Source: IX. 1, 3) '

b) Create a significant hazard to the public or the :
environment through reasonably foreseeable upset and | N (N K
accident conditions mvolving the release of hazardous
materials into the environment? (Source: IX. 1, 3)

c) "Emit'hazardous emissions or handle hazardous or
...acutely hazardous materials, substances, or waste Within. ;oo L[ o e e
one-quarter mile of an-existing or.proposed school? ’ '
(Source: IX. 1, 3, 6) :

- d) Be'-'loceted on a site-which is included on-a listof -

hazardous materials sites compiled pursuant to '

Government Code Section 65962.5 and, as a result, ] 1 1 X
would it create a 51gmﬁcant hazard to the pubhc or the ' -

envrronment‘7 (Source: X 1, 3)

e) For aproj ect located wrthm an airport land use plan or,
where such a plan has not been adopted, within two , .
miles of a public airport or public use airport, would the L] ] 1 <
project result in a safety hazard for people residing or
working in the project area? (Source: IX. 1, 3, 14)
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“Tess Than

PLN100579

8.  HAZARDS AND'HAZARDOUS MATERIALS
- : L : : Significant ,
. Potentially “With " Less Than
Significant - Mitigation  Significant  No -
Would the project: - Tmpact Tncorporated Tmpact Fmpact
D For a pro_] ject w1ﬂnn the vmu.uty ofa pnvate a.lrstnp, o
would the project result in a safety hazard for people 0 D _ [ 5 B
residing or work:mg mthe project area‘7 (Source X 1, = e
- 3 14) .
g) Impalr mplementahon of or phys1cally interfere with an ‘ :
~ adopted emergency response plan or emergency - L] O . X
evacuation plan? (Source: IX. 1,3, 6) - '
h) Expose people or structures to a significant risk of loss,

e . injury or death-involving wildland fires; including where... oo o Ll
wildlands are adjacent to urbanized areas or where ] il O X
residences are intermixed with wildlands? (Source: IX.

1,3) < _
 Discussion/Conclusion/Mitigation: See Section IV.A.8 above.
9.  HYDROLOGY AND WATER QUALITY Less Than
: ‘ L Significant . - . '
- Poteéntially With . Less Than ' _
Significant - Mitigation - Significant . No
Would the pro;ect ' Impact  Incorporated  Impact ~ Impact:
a) Violate any water quahty standards or waste discharge O ' . T 4
requirements? (Source: IX. 1, 2, 3) : . =
b) Substantially deplete groundwater supplies or interfere
- substantially with groundwater recharge such: that there
would be a net deficit in aquifer volume or a lowering
of the local groundwater table Jevel (e.g., the ] ‘N : nl
production rate of pre-existing nearby wells would drop ' : =
to alevel which would not support existing land uses or
" plannied uses for which permifs have been granted)? "
{Source: IX. 1)
©) . Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the , : ,
course of a stream or river, in a manner which would | ] d X
result in substantial erosion or sﬂtatlon on- or oﬂ site?
(Source: IX. 1) -
dy Substantially alter the existing drainage pattern of the
site or area, mcludmg through the alteration of the .
course of a stream or river; or substantially increase the [l R ] X
rate or amount of surface runoff in a manner which
would result in flooding on- or off-site? (Source: IX. 1)
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9. HYDROLOGY AND WATER QUALITY

Less Than

PLN100579

_ . Significant .
Potentially With Less Than :
Significant ~ Mitigation . Significant No
Would the pro;ect Impact Incorporated .  Tmpact Jmpact
e) .Createor contribite runoff water whlch would exceed . ' '
the capacity of existing or planned stormwater drainage [ ] n I
systems or provide substantial additional sources of —. = o }
polluted runoff7 (Source IX. 1) '
f) Otherwise substanually degrade water qua.hty‘7 (Source: : ‘ -
. 1) L] H .D X
0) Place housmg w1th1n 2'100-year flood hazard area as
‘mapped on a federal Flood Hazard Boundary or Flood 0 = ] 4
.- Insurance Rate Map or other flood hazard delineation.. ... —. . S e e e erarrn e o
map? (Source' ]X 1, 14)
h) Place within a 100—year ﬂood hazard area structures
" 'which would impede or redirect flood flows? (Source: il ] IR X
]X 1,14) o '
i) Expose people or structures toa s1g,mﬁcant risk of loss,
. injury or death involving flooding, including flooding . D O : ]
as aresult of the faﬂme of a levee or dam? (Source: IX.” = ‘ =
D :
1) Inundation by selche 1sunam1, or mudﬂow‘7 (Source: ) ' 1 .
IX. 1,3) ~ L El O X ;
Discussion/Conclusion/Mitigation: See Section IV.A.9 above.
10.  LANDUSE AND PLANNING "Less Than
B S ' Significant . -
Potentially ~~ With' . . Less Than _
S Significant ~ Mitigation ~ Significant No -
.. Would the.project:. .....ooovoce o o o .Jmopact ... Incgrpor_ate.d . .. Impact . ... Tmpact.. . -
a) Physically divide an eistablished community? (Source: , ] B
o IX.L,3,6, 14) ' ‘ L L mp
b) Conihct wrch any apphcable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific O ! 0 54
plan, local coastal program, -or zoning ordinance) . =
adopted for the purpose of avoiding or mitigating an
environmental effect? (Source: IX. 1, 3, 4, 6)
¢) Conflict with any applicable habitat conservation plan or = 0 N 5
natural community conservation plan? (Source: IX. 1, 3) =
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Discussion/ConclusianiﬁgatiOn:_ Ses Section IV.A.10 above.

11.

Less Than - -

MINERAL RESOURCES ]
Lo ' ' ' Significant .
Potentially - With " Less Than
. , ‘ Significant  :Mitigation = Sigpificant =~ No
“Would the project: _ ‘ ' ' Tmpact - Incorporated  * Impact Tmpact
B a) Result in the loss of availability of: al 1mo§;vn mineral : a o , o
- resource that would be of value to the region and the 1 | 0O X
residents of the state? (Source: ]X 1,10, 14) : )

b) Result in the loss of availability of a 1oca11y mr;ortant

. mineral resource recovery site delineated on'a local 0 ' [ I 2
geneml plan, specific plan or other land use- plan? ; S

- (Source: I¥:-1; 10; 14) T e e b i e e ST

Discussion/Conclu,s‘io‘n/M_' fitigation: See Section IV.A.11 above.

12. NOISE: - Less Than |

oo Significant ‘
_ Potentially Wwith- . LessThan .- .
Significant ~ Mitigation ., Significant™ - No--

Would the project result in: _ Impact Incorporated " Tmpact . ‘TImpact

a) Exposure of persons to or - generation of noise Tevels in- o o .
excess of standards established in the Jocal general plan 0 [ I R
or noise ordinance,.or applicable standards of other § Bl
agenmes‘? (Source: IX. 1, 3) '

b) Exposure of persons to or generaﬁéﬁ of excessive R o
ground-borne vibration or ground-borne noise levels7 | O - [ X
(Source: IX. 1) :

" ¢) A substantial perfanerit inctease iri ambient noise o o
Jevels in the project vicinity above levels ex:lstmg ] L1 | X
____mthout the project? (Source: TX. 1) R ' o

d A substannal temporary or penod.lc increase in ambient '

. noise levels in the project vicinity above levels existing L1 [l Ll
without the project? (Source: IX. 1)- o : Ce

e) Fora project located within an aerort land use plan or,
where such a plan has not been ado_pted, -within two
miles of a-public airport orpubhc use airport, would [ n [ 5
the project expose people residing or working in the ; e
project area to excesswe noise levels? (Source: IX. 1,

3, 14)
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12. - NOISE o ‘ W . Less Than

: Significant - ' '
Potentially With - . " Less Than . -
. N ‘ . _ Significant ~ Mitigation Significant No:
_Would the project result in: . ‘ - Impact Incorporated . Tmpact - Tmpact

f) For aproject within the vmmlty ofa pnvate alrstnp, L _ ' . .

would the project expose people resuimg or working in | T ! ; D ) =4
- the project area to excesswe noise levels? (Source: ]X - S= =

1,3,14) R

.Dis_cuSsion/ConclilsithMiti,gaﬁon:~ See Section IV.A.12 above.

13. POPULATION AND HOUSING ' o ‘Less Thari

. TR e e o Sigmificant - _
) s . Potentially With Less Than
e Significant  ‘Mitigation . ' Significant No

‘Would the project: e : - " Impact Incorporated . Tmpact - - Tmpact

a) -Induce substantial populatlon growth in an area, either - a
directly (for example, by proposing new homes and ‘ :

- businesses) or indirectly (for example, through = - o N I O X
extension of roads or other m.frastructure)‘7 (Source X '
1,2,3) :

b) - Displace substantlal numbers of e)ﬂstmg housmg, : S .
necessitating the construction of replacement housing Il 1 | . .
elsewhere? (Source }X 1,2, 3) ' o T

c)- Displace substanhal nnmbers of people necessitating A
the construction of replacement housmg elsewhere? - |l | X

- (Source: IX. 1,2, 3), ' . . : :
s Discussion/Conclusioi;Mﬁgaﬁon: See Section IV.A.13 above.
14, PUBLIC SERVICES _ ' E Less Than '
: ' : . ' Potentially -~ With Less Than
' - , Significant  Mitigation Significant No

Would the project resultin: .~ - . . Tmpact Incorporated Impact __ Impact

Substantial adverse physical mpacts assoc1ated with the ' '

provision of new or physically altered govemmental

facilities, need. for new or physically altered govemmental

facilities, the construction of which could causé significant

envuonmental impacts, in order to maintain .acceptable '

service ratios, response times or other performance -

objectives for any of the public services:

a) Fire protection? (Source: IX. 1) Il [l il X
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14.. PUBLIC SERVICES

Less Than

PLN100579

. Significant
Potentially -~ With Less Than .
: » S Significant ~ Mitigation  Significant - No~
Would the project result in: " Imipact Incorporated - Impact - JFmpact
b) " Police protection? (Source: IX. 1) ' M [ O X
o) Schools? (Soirce: X.1) O L] [ X
d)  Parks? (Source: IX. 1) [ O O X
- €) . Other public facilities? (Source: IX. 1) O ] [ X
Discussion/Conclusion/Mitigation: See Section IV.A.14 above.
15. RECREATION Less Than
- . C Significant o
‘Potentially With. - LessThan = =
_ o Significant =~ Mitigation  Significant .. No ~
Would the project: Tmpact Incorporated - Impact -~ Tmpact
o a) Increase the use of exisﬁng’neighbo;hbod and regional S .
' parks or other recreational facilities such that substantial. O O O X
-physical deterioration of the faclhty would-occur or be = o=
accelerated? (Source: IX. 1, 3) : o
‘b) Does the project include recreatlonal facﬂjties or require - ' o
_ the construction: or expansion of recreational facilities . - o E O =
which might have an adverse. phys1ca1 effect on the ' ' .
environment? (Source: IX. 1, 3) '
_D-is'cussion/Conclﬁsionjl\/litigaﬁon: See Section IV.A.15 above.
16.  TRANSPORTATION/TRAFFIC Less Than
S Significant . .
et e 2 e I ~Potetially ' Wil e ThaT T
Significant - Mitigation  Significant No
Would the proj ject: Impact Incorporated ‘Impact Tmpact
" a) Conﬂzct w1th an applicable plan, ordmance or policy
- establishing measures of effectiveness for the
performance of the circulation system, taking into -
account all modes of transportation mclud:mg mass '
transit and non-motorized travel and relevant ~ IR N 1 X
components of the circulation system, mcludmg but not
Jimited to intersections, stréets, highways and freeways,
pedestrian and bicycle paths, and mass u-ans1t‘7 (Source:
IX.1,3,6)
b) Conflict with an applicable congestion management g | | X
program, including, but not Timited to level of service
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16. - TRANSPORTATION/TRAFFIC

Less Than

. " Significant .
Potentially’ With Less Than
S Significant ~ Mitigation  Significant No
Would the project: . Jmpact ~ Incorporated Trpact Tmpact
standards and travel demand measures, or other ' '
standards established by the county congestion
management agency for dcsxgnated roads or ]nghways?
: <(Source]X136) L : :
c) Result in a change i air trafﬁc pattems mcludmcr either ) . o
‘an increase in trafficlevels or.a change in location that . N N =
. results in substantial safety risks? (Source: IX. 1, 3, 6 ~
14) - .
d) :Substanﬁa]ly increase hazards due to-a design- feature R
“" " (e.g., sharp curves or dangerous intersections) or ~ - l:l O - l:l - 5
incompatible uses (e.g., farm eqmpment)? (Source: ]X ' a
' 1,3,6,14) s
) -.Result in madequate emergency access‘7 (Source IX. 1 ) . ' -
3,6) , R N O O X
f) ‘Conflict with adopted policies; plans, or programs ‘
regarding public transit, bicycle,-or pedestrian facilities, D O O B¢

_ " or otherwise decrease the performance or sa.fety of such
-facﬂmes’? (Source IX. 1 3,6)

' ﬁiscussidn/ConclusiohMﬁgaﬁon: See Section',IV.A.’liG above.

17. - “UTILITIES AND SERVICE, SYSTEMS

‘Less Than
o . Significant
" Potentjally With Less Than o
. Sigpificant  Mitigation Significant - No-
Would the project: ‘ Jmpact Incerporated Impact = Tmpact
a) Exceed wastewater treatment requlrements of the ' ' -
....applicable Regional Water. Quahty ContcolBoaJ:d? i e L e D
;(Source IX. 1) : ' L
b). Require or result in the construction of new water or A
- wastewater tréatment facilities or expansion of existing : D Co n [ 59
facilities, the constriction of which ceuld cause ‘ : =
significant environmental effects? (Source: IX. 1)
¢) Require or result in the conétrdéﬁdn of new storm water
drainage facilities or expansion of existing facﬂmes the i I N ]
construction of which could cause significant ’ . ~
environmental effects? (Source: IX. 1)
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17.  UTILITIES AND SERVICE SYSTEMS - Less Than

Significant
Potentially =~ With Less Than
o . Significant ~ Mitigation  Significant No

Would the project: ‘ Impact _ Incorporated - Impact Tmpact

d) Have sufficient water supplies available to serve the :
project from existing entitlements and resources, or are O ] | X
new or-expanded entitlements needed? (Source: IX. 1)

e) Result in a determination by the.wastéwa"ter treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project's projected : [ [ O X
demand in addition to. the provider's existing
commitments? (Source: IX. 1)

f) Be served by-a landfill with sufficient permitted capacity - — . : B —
to accommodate the project's solid waste disposal [ ] | X
needs? (Source: IX. 1) R

g) Comply with federal, state, and local statutes a,ﬁd ) . [ n )
Tegulations related to solid waste? (Source: IX. 1) ' =

Discussion/Coné]usion/Miﬁgation: See Section IV.A.17 above.
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VII. MANDATORY FINDINGS OF SIGMFICANCE

NOTE: If there are- 51gmﬁcant environmental impacts which-cannot be mitigated and no feasible project alternatives
are available, then complete the mandatory findings of significance and attach to this initial study as an appendix.
This is the ﬁIst step for stamncr the environmental lmpact report (EIR) process.

. Less Than
- Slgmﬁcant :
) . Potentially With Less Than
Does the project: Significant ~ Mitigation Significant No

Tmpact - Incorporated - Impact Impact

a) Have the potential to degrade the quality 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 -+~ f v e e e ]
.mumber or restrict the range of a rare or endangered
plant or animal or eliminate important examples of the
major periods of California hxstory or prehistory?
- (Sowee:IX. 1,7, 8,9,10, 11, 12)

. b) Have impacts that are individually limited, but

cumulatively considerable? (Source: IX. 1,2)

("Cumulatively considerable" means that the

incremental effects of a project are considerable when - O O O X
_viewed in connection with the effects of past projects, ' '

‘the effects of other current projects, .and the effects of

.probable fature proj jects)? (Source: IX. 1 »2)

c) Have envuonmental effects which will cause substantLaI

adverse effects on human beings, either directly or: I O ‘ O
‘ndirectly? (Source: IX. 1, 5, 6, 10) - : '

Discussion/Conclusion/Mitigation:

(a) Less than Sisnificant with Mitigation Tncorporated. Based upon the analysis throughout

this Initial Study, the project may have the potential to degrade the quality of the environment,

~ stibstanitially reduce the habitat of & fish or wildlife speciss; 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 eliminate important
exatmples of thie major petiods of California history or prehistory. The biological resources
analysis above indicafes there would be less than significant or no impacts to special-status planits.
and animals and sensitive natural communities, including environmentally sensitive habitat
(ESHA). The cultural resources analysis above indicates that the site does contain a potentially
significant cultural, archaeological, or historical resource as defined by the California
Environmental Quality Act (CEQA). Therefore, mitigation will be required to reduce potential
impacts to a level less than significant.

{b) No Tmpact. The project involves replacement residential development within a residentially-
zoned district. As a result, impacts related to air quality, geology and soils, hazards and
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hazardous matenals hydrology and water quahty, land use planning, mmeral resources, noise,

,populauon and housing, public services, recreation, transportation and traffic, and utilities and

service systems attributable to the project would not result in mtens1ﬁcahon of the use of the site.

As proposed and conditioned, implementation -of the project would not result in impacts that are

cumulatively con31derable

R ¢) Less than ilgmﬁcant The project would generate temporary and/or less than significant

* impacts to traffic, air quality, and aesthetics. - -Construction related air quallty impacts would be

temporary and controlled by standard Conditions of Approval that require watering, erosion
‘comitrol, and dust control measures. A limited amount of new traffic associated with the proposed
accessory - dwe]hng unit would generate less than significant traffic-related emissions, which
would be off-set by reduced round-trip employee traffic from outside the Del Monte Forest. The

~ project as proposed would have no long-term impacts to air quality. .Also, the proposed project

would :not significantly intensify the visual impact over the 9X1st1ng re51den11a1 use of the site.
Additional lighting sources that would occur as a result of the new accessory dwelling unit and
expanded residence would be required to comply with standard County Conditions of Approval.
Implementation of the. project would result in less than significant Jmpacts to human beings,
elther dJrecﬂy or indirectly. - :

"Note Authonty cited: Sections 21083 and 21083.05, Public Resources Code. Reference: Section 65088: 4 Gov..
Code; Sections 21080(c), 21080.1,21080.3, 21082.1, 21083, 21083.05, 21083.3, 21093, 21094, 21095, and 21151,
' Public Resources Code; Sundstrom v. County of Mendocino, (1988) 202 Cal.App:3d 296; Leonoff v. Monterey

Board of Supervisors (1990)222 Cal.App.3d 1337; Eureka Citizens for Responsible Govt. v. City of Eureka (2007)

147 Cal.App.4th 357; Protect the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal. App4th'at

1109; San Francrscans Upholdmg the Downtown Plan V. Czty and County of San Franclsco (2002) 102 Cal. App:4th
656.
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VIII. FISH AND GAME EN’VIROMWENTAL DOCUMENT FEES
Assessment of Fee:

The State Leglslature through the enactment of Senate Bill (SB) 1535, revoked the authority of

- lead agencies to determine that a-project subject to CEQA review had a “de minimis” (minimal)

effect on fish and wildlife resources under the jurisdiction of the Department of Fish and Game.

- Projects that were determmed to have a “de minimis” effect were exempt from payment of the
filing fees.

- SB 1535 has eliminated the provision for a determination of “de minimis” effect by the lead

agency; consequently, all land development projects that are subj ect to environmental review are
now subject to the filing fees; unless the Department of Fish and Game determmes that the
o f"pro; &&t will have no effect on fish and'wildlife resources. :

" To be considered for determination of “no effect” on ﬁsh and wildlife resources, development
" applicants must submit a form requesting such determination to the Department of Fish and

" . Game. Forms may be obtained by contdcting the Department by telephone at (916) 631- 0606 or

“through the Depamnent’s Web31te at www.dfg.ca.gov.
' .Conclusu_m:’ -’The pro; ject wﬂlbe reqmred to pay the fee.
Eviden’ce:  Based on the record as a whole as embodied in the Planmng Depai'th1ent files

pertaining to PLN100579 and the attached Imtlal Study / Proposed Mitigated
Negatlve Declaration. -
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