MONTEREY COUNTY PLANNING COMMISSION

Meeting: February 25, 2015 I Agenda Item No.: 2

Project Description: Consider a Combined Development Permit consisting of an Administrative
Permit and Design Approval for the construction of a 4,993 square foot single family dwelling
with a 646 square foot detached garage within the site plan review zoning district; a Use Permit for
the removal of 26 coast live oak trees; a Use Permit for the development on slopes exceeding 30%

Project Location: 12 San Clemente Trail, Carmel APN: 239-091-043-000

: . Owner: Jeff & Medina Earl
Planning File Number: PLN140660 Aivicait &, Aot RO Gatland

Planning Area: Greater Monterey Peninsula Area

Plan Flagged and staked: Yes

Zoning Designation: RC/40/D-S [Resource Conservation, 40 acres per unit with Design Control,
and Site Plan Review Overlays]

CEQA Action: Previously certified Final EIR for the Santa Lucia Preserve, Resolution No. 94-005

Department: RMA-Planning

RECOMMENDATION:
Staff recommends that the Planning Commission adopt a resolution (Exhibit C) to:
1) Find the project consistent with the Santa Lucia Preserve Comprehensive Development
Plan for which a Final EIR was certified, Resolution No. 94-005; and
2) Approve PLN140660, 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 proposes a single family residence on an undeveloped lot in Phase B of the Santa Lucia
Preserve. The homeland boundary for this lot includes 30% slopes and is covered in trees, thus Use
Permits for tree removal and slope encroachments are required. The plan as designed, including the
tree removal and encroachment onto slopes is consistent with the Comprehensive Development Plan
for the Santa Lucia Preserve. For discussion please refer to Exhibit B.

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this

project:
RMA-Public Works Department
N) RMA-Environmental Services
N Environmental Health Bureau

v Water Resources Agency
Y Monterey County Regional Fire Protection District

Agencies that submitted comments are noted with a check mark (“N”). Conditions recommended

by RMA-Public Works and Environmental Services, Environmental Health Bureau, and the Water

Resources Agency have been incorporated into the Condition Compliance Reporting Plan attached
to the draft resolution (Exhibit C).

Note: The decision on this project is appealable to the Board of Supervisors.
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Grace(Bogdan/ Assist%‘h‘t Planner
(831)796-6414, bo gdam@co.monterey.ca.us

(February 18, 2015)

cc: Front Counter Copy; Planning Commission; Monterey County Regional Fire Protection
District; RMA-Public Works Department; RMA-Environmental Services;
Environmental Health Bureau; Water Resources Agency; John Ford, RMA Services
Manager; Grace Bogdan, Project Planner; Jeff & Medina Earl, Owner; Ross Garland,
Agent; The Open Monterey Project (Molly Erickson); LandWatch (Amy White);
George Brehmer; Planning File PLN140660

Attachments: Exhibit A
Exhibit B
Exhibit C

Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H
Exhibit [

Exhibit J

Project Data Sheet

Project Discussion

Draft Resolution, including:

* (Conditions of Approval

¢ Site Plan, Floor Plan and Elevations
Vicinity Map

Letter from SLP Design Review Board

Letter from Santa Lucia Conservancy
Justification Letter for development on slopes
Technical Reports (Tree Protection Plan, Biological Assessment)
Critical Root Zone Exhibit

Santa Lucia Preserve Tree Count

This report was reviewed by John Ford, RMA Services Manage%
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EXHIBIT A

Project Information for PLN140660

Application Name:
Location:

Applicable Plan:
Advisory Committee:

Permit Type:

Environmental Status:

Earl Jeffrey & Earl Medina Lynn
12 San Clemente Trail, Carmel
Greater Monterey Peninsula
None

Combined Development Permit
Previous Environmental Review

Primary APN:
Coastal Zone:

Final Action Deadline (884):

239-091-043-000
No
3/21/2015

Zoning: RC/40-D-S(see note) Land Use Designation: Resource Conservation
Project Site Data:

. 0,

Lot Size: 24 Coverage Allowed: 25%

Coverage Proposed: 4%

Existing Structures (sf): 0 ,
" T i Height Allowed: 30
ropose ructures (sf): 5639 Height Proposed: 23
Total Sq. Ft.: 5639
FAR Allowed: n/a
Special Setbacks on Parcel: N FAR Proposed: n/a
Resource Zones and Reports:

Seismic Hazard Zone: |ll|VI|UNDETERMINED Soils Report#: LIB150031
Erosion Hazard Zone: High|Moderate Biological Report #: | |[B150030
Fire Hazard Zone: High|Very High Forest Management Rpt. #: L|B150035

Flood Hazard Zone: X (unshaded) Geologic Report #:  N/A

Archaeological Sensitivity: high|moderate Archaeological Report #: n/a

Visual Sensitivity: Sensitive Traffic Report#: n/a

Cther Information:
Water Source: Santa Lucia Preserve Grading (cubic yds.): 1200
Water Purveyor: N/A Sewage Disposal (method): septic
Fire District: Monterey County Regional FPD Sewer District Name: N/A

Tree Removal:

Date Printed:  2/18/2015
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EXHIBIT B
DISCUSSION

Project Description and Backeround

This project proposes a new single family dwelling, detached garage, and driveway on an
undeveloped lot located in Phase B of the Santa Lucia Preserve. As with most development within
the Preserve, when the parcel was created it was given a homeland boundary, a proposed driveway
centerline, and a septic envelope. Additionally, the Forest Management Plan written for the
Preserve in 1994 allotted 7 trees for removal on this parcel. The identified driveway location for
this lot would be up a nearly vertical slope. For this reason an alternative driveway location is being
proposed. When the road improvements for the Preserve were constructed, the access points for the
driveways were identified. In addition, the project as proposed will require the removal of 26 coast
live oak trees, relocation of the septic envelope, and development on slopes in excess of 30%. This
discussion will focus on the constraints that exist on this site as well as consistency with the
previously approved Comprehensive Development Plan for the Santa Lucia Preserve and related
EIR.

Project Issues
The parcel is 24 acres in size with a 3.7 acre homeland boundary. The homeland boundary is

significantly constrained with steep slopes and is densely covered with coast live oak trees. Within
this homeland boundary are two flat areas available for development: 1) located on the lower
portion of the site, or 2) located on top of a knoll. Both of these locations have benefits and
drawbacks, and would result in the removal of trees and development on slopes. The lower site
would result in less grading but contains more large, mature coast live oak trees. The location on
top of the knoll would result in the removal of younger coast live oak trees yet would result in more
grading and development on slopes. This project proposes to develop on the site on top of the knoll.

Driveway

As stated previously, proposed driveway locations were shown on the final map and driveway
aprons were constructed as part of the roadway improvements to the Preserve. A rough driveway
has been graded from the road to the homeland boundary at the location proposed in the
development. This was done as part of the subdivision improvements. This driveway is not in the
location that was on the final map, but is found to be the preferred access point according to the
Santa Lucia Conservancy for reasons listed in the letter attached as Exhibit F. This letter cites that
the proposed driveway is a better location because it limits the total length that passes through the
openland, will result in a gentler slope and have a lesser impact on trees, and most importantly, to
move the driveway now would result in significant ecological damage to both locations. After
visiting the site, staff agrees with the reasons listed in this letter as the driveway location on the
final map is significantly steeper and covered in trees. A condition has been applied to the project
requiring the applicant/owner to submit a Certificate of Correction to relocate the driveway on the
final map to establish the proposed driveway as the only access for this parcel.

Slopes

Development in the Santa Lucia Preserve follows the densities and policies of the Comprehensive
Development Plan for the Santa Lucia Preserve, adopted by the Board of Supervisors Resolution
No. 96-060, and not the 25% slope standards established by the 2010 General Plan (OS-3.5) The
original Comprehensive Development Plan that was approved for the Santa Lucia Preserve
(PC94067) included a Use Permit for development on slopes in excess of 30% to improve portions
of existing roads and driveways, and to construct new driveways. The Comprehensive Development
Plan states that all building envelopes avoid slopes in excess of 30%, which is clearly not the case
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for this parcel. There are areas within the homeland boundary that exceed 30% slope and the
driveway providing access to the site will require grading on slopes in excess of 30%. Due to these
exceptions, this project has been reviewed pursuant to the regulations found in the Monterey
County Inland Zoning Ordinance for development on slopes (21.64.230).

The physical make up of this site contains steep slopes on either side of the flat areas. The
predominant amount of development on slopes in excess of 30% will be due to the driveway
design. There is no alternative to development on slopes to construct a driveway on this site. The
applicant actively worked with Monterey County Regional Fire Protection District and Maureen
Hamb, certified Arborist, to design a driveway that fit the needs for emergency access and limit
impact to surrounding trees.

The proposed building site will result in the development on slopes in excess of 30%. The
applicant, in consultation with the Preserve, engineers, arborists, and architects chose to locate
development on top of the knoll as opposed to the lower site. This building site will result in less
impacts to healthy trees, which better achieves the goals, policies, and objectives of the Monterey
County General Plan Policy OS-5.11 and Greater Monterey Peninsula Area Plan Policy GMP-3.5
than the other development alternative because it will conserve an area of large native trees and
result in minimal tree removal under the circumstances. The single family dwelling was designed to
limit impingement on slopes in excess of 30% by utilizing cantilever elements where possible, and
some portions of the house have been redesigned to entirely avoid slopes.

Tree Removal

Tree removals within the Santa Lucia Preserve are considered in light of the Use Permit allowing
tree removal for Phases A-C, including the original Forest Management Plan written by Ralph
Osterling in 1994. RMA-Planning tracks all tree removal in the Preserve on a lot by lot basis in
each Phase. Phase A, B, and C are grouped together and in total can remove up to 1,480 trees while
remaining consistent with the previously approved Combined Development Permit for the Preserve
(PC94067) and related EIR. At the time of this report, the tracking indicates that 974 of the 1,480
trees have been removed (545 for residential development, 429 for infrastructure improvements).
See updated Santa Lucia Preserve Tree Count contained in Exhibit J. One of the Mitigation
Monitoring requirements of the Santa Lucia Preserve’s EIR (M17) is that the average number of
trees removed for each homesite within the Greater Monterey Peninsula Area Plan (GMPAP) shall
not exceed 6. According to Exhibit J, 114 lots have been built within Phase A-C and 545 trees have
been removed, which averages 4.7 trees removed per lot, in keeping with this requirement.

The original Forest Management Plan allotted seven trees for removal on this lot. It has been
established in review of prior applications for Phases A-C that not all lot configurations and
homesites remained the same between the Forest Management Plan and recordation of the final
map. Additionally, trees that were once considered too small to be inventoried have grown in size
over time and are now considered “protected”. In preparation of this development, the applicant
worked closely with the arborist to integrate the development within the existing trees as much as
possible. An early investigation of the site showed that Sudden Oak Death Syndrome had infected
many of the trees on site and measures have been taken to limit spreading of the disease. The
arborist inventoried 83 trees adjacent to the proposed development area, 57 would remain and the
arborist recommended various measures for protection. A map of the tree locations, critical root
zones, and recommended protection is attached as Exhibit I. Additionally, another 200 trees are
located in areas of the site that will remain undisturbed or are in the conservation easement.
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In comparison of the two flat areas available for development, both would result in tree removal.
The lower site contains several mature, healthy coast live oak trees consistently spread over the flat
area, while the top of the knoll contains a naturally open area and the proposed development would
slightly expand that open area. The trees that are to be removed are younger, and generally have fair
to poor health. If the proposed development was located on the lower site, it would have a greater
impact on a grouping of landmark trees, rather than a thinning of smaller trees on top of the knoll.
About half of the trees to be removed are over 12 inches in diameter, three of which are landmark
and varying in health. When possible, the proposed development has been shifted in an attempt to
save mature trees. For example, the detached garage and emergency access turnaround has been
modified in an attempt to save a grouping of larger trees that require a larger critical root zone.

A total of 26 trees are proposed for removal due to the driveway (14), detached garage and turn
around for emergency access (4), and the house (7). Development of the driveway would require
tree removal regardless of where the house would be located. The Tree Implementation Plan written
by Maureen Hamb recommends the replacement ratio required by the Santa Lucia Preserve, 3:1 for
trees less than 24 inches in diameter, and 5:1 for trees greater than 24 inches in diameter. This will
result in the replacement of 84 trees. The Tree Implementation Plan also provides recommendations
for tree protection and fencing. Given the constraints onsite and the necessary regulations for
emergency access, the proposed tree removal is the minimum necessary for the proposed
development.

Environmental Review

The Santa Lucia Preserve EIR has considered all environmental impacts for development within the
Preserve. The EIR assumed removal of all trees within the homeland boundaries and adequately
considers development of these sites. A biological assessment was prepared by Denise Duffy and
Associates for this site to ensure no new information or changed circumstances have occurred since
the certification of the Santa Lucia Preserve EIR, pursuant to Section 15162 of CEQA. No unusual
circumstances were identified to exist that were not previously reviewed in the FEIR that would
require an addendum for this project.

Recommendation

Given the constraints that exist on this property, the proposed development better meets the intent
of the policies within the Santa Lucia Preserve Comprehensive Development Plan, Monterey
County General Plan, Greater Monterey Peninsula Area Plan, and Monterey County Zoning
Ordinance. Staff recommends that the Planning Commission find the project consistent with the
Santa Lucia Preserve Comprehensive Development Plan and the Final EIR prepared for the Santa
Lucia Preserve, approve the project based on the findings and conditions of approval found in
Exhibit C, and adopt a mitigation monitoring and reporting plan.
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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:
JEFF & MEDINA EARL (PLN140660)

RESOLUTION NO. ----
Resolution by the Monterey County Planning
Commission:

1)

2)

3)

[PLN140660, Jeff & Medina Earl, 12 San Clemente
Trail, Carmel, Greater Monterey Peninsula Area Plan
(APN: 239-091-043-000)]

Finding the project consistent with the Santa
Lucia Preserve Comprehensive Development
Plan for which a Final EIR was certified,
Resolution No. 94-005; and

Approving a Combined Development Permit
consisting of an Administrative Permit and
Design Approval for the construction of a 4,993
square foot single family dwelling with a 646
square foot detached garage within the site plan
review zoning district; a Use Permit for the
removal of 26 coast live oak trees; a Use Permit
for the development on slopes exceeding 30%;
and

Adopting a Mitigation Monitoring and Reporting
Plan.

The Earl application (PLN140660) came on for public hearing before the Monterey County
Planning Commission on February 25, 2015. 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:

L. FINDING:
EVIDENCE:
2 FINDING:

EARL (PLN140660)

FINDINGS

PROJECT DESCRIPTION — The proposed project is a Combined
Development Permit consisting of an Administrative Permit and Design
Approval for the construction of a 4,993 square foot single family
dwelling with a 646 square foot detached garage within the site plan
review zoning district; a Use Permit for the removal of 26 coast live oak
trees; a Use Permit for the development on slopes exceeding 30%

The application, project plans, and related support materials submitted
by the project applicant to Monterey County RMA-Planning for the
proposed development found in Project File PLN140660.

CONSISTENCY — The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
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EVIDENCE:

3. FINDING:

EVIDENCE:

EARL (PLN140660)

a)

b)

d)

g)

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 2010 Monterey County General Plan;

- Greater Monterey Peninsula Area Plan;

- Monterey County Zoning Ordinance (Title 21);

- Santa Lucia Preserve Comprehensive Development Plan
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 12 San Clemente Trail, Carmel (Assessor’s
Parcel Number 239-091-043-000), Greater Monterey Peninsula Area
Plan. The parcel is zoned RC/40/D-S, which allows one single family
dwelling unit with design control and site plan review overlays. An
administrative permit and design approval is required for the review and
approval of the single family dwelling. Therefore, the project is an
allowed land use for this site.
Approval of a use permit is required to allow the removal of more than
three trees, pursuant to Section 21.64.260 of Monterey County Code. In
order to grant the permit for tree removal, the Planning Commission
must make specific findings based on substantial evidence, see Finding
7.
Approval of a use permit is required to allow development on slopes in
excess of thirty (30) percent, pursuant to Section 21.64.230 of Monterey
County Code. In order to approve such development, the Planning
Commission must make specific findings, based on substantial
evidence, see Finding 6.
The project planner conducted a site inspection on September 9, 2014 to
verify that the project on the subject parcel conforms to the plans listed
above and to verify that the site is suitable for this use. The site is
currently an undeveloped lot located within the Santa Lucia Preserve,
Phase B. The development will all be located within the homeland
boundary that was approved through the Santa Lucia Preserve
Subdivision.
The project was not referred to a 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 not warrant referral to the LUAC because the
Santa Lucia Preserve is not within any LUAC jurisdictional boundary.
However, the project was reviewed by the Santa Lucia Preserve Design
review Board.
See preceding findings for supporting evidence.

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, Monterey County Regional
Fire Protection District, RMA-Public Works, RMA-Environmental
Services, Environmental Health Bureau, and Water Resources Agency.
There has been no indication from these departments/agencies that the
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4. FINDING:
EVIDENCE:
5. FINDING:
EVIDENCE:

EARL (PLN140660)

b)

a)

b)

site 1s not suitable for the proposed development. Conditions
recommended have been incorporated.
Staff identified potential impacts to Biological Resources, Forest
Resource, and Soil/Slope Stability. The following reports have been
prepared:
- “Biological Assessment” (LIB150030) prepared by Denise Duffy
and Associates, Monterey, CA, July 2014.
- “Construction Impact Analysis Tree Protection Plan™ (LIB150035)
prepared by Maureen Hamb, Santa Cruz, CA, October 2014
- “Geotechnical and Percolation Test Investigation™ (LIB150031)
prepared by Soils Surveys Group Inc., Salinas, CA, October 2014

The above-mentioned 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
has independently reviewed these reports and concurs with their
conclusions.

See preceding findings for supporting evidence.

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 the RMA-Planning, Monterey County Fire
Protection District, RMA-Public Works, RMA-Environmental Services,
Environmental Health Bureau, and Water Resources Agency. The
respective 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. Water service will be provided
by the Santa Lucia Preserve Water System and a septic system will be
constructed in an alternative location approved by the Environmental
Health Bureau, as noted on the site plan. The previously approved septic
envelope for this lot is not feasible due to the design of the homeland
boundary. An alternative location along the road was reviewed and a
percolation test confirmed that the area will be feasible for wastewater
dispersal.

See preceding findings for supporting evidence.

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 and RMA-Building
Services records and is not aware of any violations existing on subject

property.
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6 FINDING:

EVIDENCE:

EARL (PLN140660)

b)

a)

b)

d)

Staff conducted a site inspection on September 9, 2014 to verify that the
site has no violations.
See preceding findings for supporting evidence.

DEVELOPMENT ON SLOPE —The proposed development better
achieves the goals, policies and objectives of the Monterey County
General Plan and Greater Monterey Peninsula Area Plan and the
Monterey County Zoning Ordinance (Title 21) than other development
alternatives.

The Santa Lucia Preserve Combined Development Permit, PC94067,
and Resolution 96-060, included the approval of a use permit for the
development on slopes in excess of 30% to improve portions of existing
roads and driveways, and to construct new driveways. This use permit
states that all homeland boundaries avoid slopes in excess of 30%,
which is not the case for this parcel; therefore an additional use permit
for development on slopes has been reviewed pursuant to the
regulations found in the Monterey County Inland Zoning Ordinance
(21.64.230). The Planning Commission finds that the proposed
development better achieves the goals, policies, and objectives of the
Monterey County General Plan and Greater Monterey Peninsula Area
Plan than other development alternatives.

Lot #118 of the Santa Lucia Preserve is 24.7 acres in size with a
homeland boundary of 3.7 acres. The site is heavily constrained with
slopes and densely covered with coast live oak trees. Within the
homeland boundary there are two flat sites available for development,
one of which is densely covered with landmark coast live oaks. The
other flat site is located on top of a knoll with less coast live oak trees.
The project proposes a single family residence and detached garage in
the flat, clear, area located on top of the knoll. To access this area, a
driveway will need to be constructed that will traverse slopes in excess
of 30%.

There is no feasible alternative that would allow the development of a
driveway on slopes of less than 30% percent. The driveway and project
were reviewed by the Monterey County Regional Fire Protection
District and incorporate all necessary elements for emergency access.
This project better achieves the goals, policies, and objectives of the
Monterey County General Plan Policy OS-5.11 and Greater Monterey
Peninsula Area Plan Policy GMP-3.5 than the other development
alternative because it will conserve an area of large native trees and
vegetation (coast live oaks) and result in minimal tree removal under the
circumstances.

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 single family residence and detached garage
was designed to minimize encroachment on slopes in excess of 30%.
Development on slopes within this project occurs due to the
construction of the driveway, in compliance with Monterey County Fire
Department standards.

See preceding findings for supporting evidence.
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7. FINDING:

EVIDENCE:

EARL (PLN140660)

a)

b)

d)

)

SANTA LUCIA PRESERVE SUBDIVISION: TREE REMOVAL -
The project is consistent with all tree removal conditions pursuant to
Use Permit PC94067 (Resolution No. 96-060) for the Santa Lucia
Preserve Subdivision

The Santa Lucia Preserve Combined Development Permit, PC94067,
and Resolution 96-060, included the approval of a Use Permit for the
removal of approximately 1,480 trees. This project proposes the
removal of 26 coast live oak trees. All tree removal in the Santa Lucia
Preserve is monitored for consistency with this Use Permit. The
Planning Commission finds that the project is consistent with all tree
removal conditions pursuant to the originally approved use permit
(PC94067 and Resolution No. 96-060) for the Santa Lucia Preserve
Subdivision.

According to the original Santa Lucia Preserve Forest Management Plan
(FMP) prepared by Ralph Osterling in February 1994, lot #118 was
assessed to allow seven trees for removal. This Forest Management Plan
based tree removal on lot and homesite configurations that were revised
before the final map was recorded. Additionally, trees that were once
considered too small to be inventoried have grown in size over time and
are now considered “protected”.

The Tree Protection Plan submitted by Maureen Hamb inventoried a
total of 83 trees adjacent to the proposed development site, and an
additional 200 trees are located elsewhere on the property. The project
requires 26 trees to be removed, and the plan recommends tree
protection for the 57 remaining trees adjacent to the project. The report
states that the overall health of the trees on the property is fair, as many
of the coast live oak trees contained within lot #118 have been infected
by sudden oak death syndrome.

Of the two buildable locations within the homeland boundary, the
project is located in the area that will result in the least impact to trees.
The alternative site contains several mature coast live oak trees
consistently spread over the flat area. The project will be located on top
of a knoll that contains a naturally open area, devoid of trees. The
development will slightly expand that open area and result in minimal
tree removal under the circumstances.

The project has been designed and sited to minimize the removal of
protected trees to the greatest extent feasible, pursuant to Section
21.64.260 of the Monterey County Code. The trees to be removed are
spread along the boundary of the development footprint and not
clustered in any area.

The project has been conditioned to require tree protection and
replacement of removed trees. Due to the presence of Sudden Oak
Death on the property, Valley Oak seedlings will be used for tree
replacement because Valley Oak trees are not susceptible to Sudden
Oak Death. Tree replacement will be at a ratio of 3:1 for non-landmark
trees and 5:1 for landmark trees, resulting in a total of 84 replacement
trees as required by the Forest Management Plan. (Condition No. 8)
The Santa Lucia Preserve EIR (Resolution No. 94-005) assumed
removal of all trees within the homeland boundaries and adequately
considers development of these sites.
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h)

8. FINDING:

EVIDENCE: a)

g)

9. FINDING:

EVIDENCE: a)

See preceding findings for supporting evidence.

CEQA (Previously Certified EIR): - The project has been previously
reviewed under the Final EIR (Resolution No. 94-005) for the Santa
Lucia Preserve and no unusual circumstances were identified for the
proposed project that were not previously reviewed in the FEIR.

The development is contained in an area analyzed by the Final EIR for
the Santa Lucia Preserve, Resolution No. 94-005 and mitigation
measures have been brought forward as condition #8 in Exhibit C.

A Construction Impact Analysis: Tree Protection Plan was prepared for
this site by a certified arborist. The recommendations by the arborist
reflect the recommendations of the original Forest Management Plan
with a change in tree replacement type that is an equally effective
mitigation.

A biological assessment was prepared by Denise Duffy and Associates
for this site to ensure no new information or changed circumstances
have occurred since the certification of the Santa Lucia Preserve EIR,
pursuant to Section 15162 of CEQA.

No unusual circumstances were identified to exist that were not
previously reviewed in the FEIR that would require an addendum for
this project.

The combined development permit will allow the construction of a new
single family dwelling with a detached garage. All development will be
located within the previously approved homeland boundary.

No adverse environmental effects were identified during staff review of
the development application during a site visit on September 9, 2014.
The application, project plans, and related support materials submitted
by the project applicant to Monterey County RMA-Planning for the
proposed development found in Project File PLN140660.

APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.

Section 21.18.040 of the Monterey County Zoning Ordinance states that
the proposed project is appealable to the Board of Supervisors.

DECISION

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

hereby:

1. Find the project consistent with the Santa Lucia Preserve Comprehensive Development Plan
for which a Final EIR was certified, Resolution No. 94-005; and

2. Approve a Combined Development Permit consisting of an Administrative Permit and
Design Approval for the construction of a 4,993 square foot single family dwelling with a
646 square foot detached garage within the site plan review zoning district; a Use Permit for
the removal of 26 coast live oak trees; a Use Permit for the development on slopes
exceeding 30%, 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 Mitigation Monitoring and Reporting Plan

EARL (PLN140660)

Page 12



PASSED AND ADOPTED this 25 day of February, 2014 upon motion of xxxx, seconded by
xxxx, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Mike Novo, Planning Commission

COPY OF THIS DECISION MAILED TO APPLICANT ON DATE
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]

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

L. 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 Monterey County RMA-Planning and RMA-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. 5-14-2014
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Monterey County RMA Planning

DRAFT Conditions of Approval/lImplementation Plan/Mitigation
Monitoring and Reporting Plan

PLN140660

1. PD001 - SPECIFIC USES ONLY

Responsible Department: RMA-Planni ng

Condition/Mitigation  Thjs Combined Development Permit (PLN140660) allows for the construction of a

Monitoring Measure: 4 993 square foot single family dwelling with a 646 square foot detached garage. The
property is located at 12San Clemente Trail (Assessor's Parcel Number
239-091-043-000), Greater Monterey Peninsula Area Plan. 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 RMA - Planning. 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 Monterey County Water Resources
Agency, the Water Resources Agency shall provide all information requested by the
County and the County shall bear ultimate responsibility to ensure that conditions and
mitigation measures are properly fulfilled. (RMA - Planning)

Compliance or  The Qwner/Applicant shall adhere to conditions and uses specified in the permit on an

Monitoring . . .
Action to be Performed: ONJ0ING basis unless otherwise stated.

PLN140860
Print Date: 2/18/2015 4:04:49PM Page 1 of 9



2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The applicant shall record a Permit Approval Notice. This notice shall state:

"A Combined Development Permit consisting of an Administrative Permit and Design
Approval for the construction of a 4,993 square foot single family dwelling with a 646
square foot detached garage within the site plan review zeoning district; a Use Permit
for the removal of 26 coast live oak trees; a Use Permit for the development on slopes
exceeding 30% (Resolution Number ***) was approved by the Monterey County
Planning Commission for Assessor's Parcel Number 239-091-043-000 on February
25, 2015. The permit was granted subject to 23 conditions of approval which run with
the land. A copy of the permit is on file with Monterey County RMA - Planning."

Proof of recordation of this notice shall be furnished to the Director of RMA - Planning
prior to issuance of building permits or commencement of the use. (RMA - Planning)

Prior to the issuance of grading and building permits or commencement of use, the
Owner/Applicant shall provide proof of recordation of this notice to the RMA -
Planning.

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

If, during the course of construction, cultural, archaeological, historical or
paleontological resources are uncovered at the site (surface or subsurface resources)
work shall be halted immediately within 50 meters (165 feet) of the find until a qualified
professional archaeclogist can evaluate it. Monterey County RMA - Planning and a
gualified archaeologist (i.e., an archaeologist registered with the Register of
Professional Archaeologists) shall be immediately contacted by the responsible
individual present on-site. When contacted, the project planner and the archaeologist
shall immediately visit the site to determine the extent of the resources and to develop
proper mitigation measures required for recovery.

(RMA - Planning)

The Owner/Applicant shall adhere to this condition on an on-going basis.

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. The note
shall state "Stop work within 50 meters (165 feet) of uncovered resource and contact
Monterey County RMA - Planning and a qualified archaeologist immediately if cultural,
archaeological, historical or paleontological resources are uncovered.”

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

PLN140660
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4. PD004 - INDEMNIFICATION AGREEMENT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The property owner agrees as a condition and in consideration of approval of this
discretionary development permit that it will, pursuant to agreement and/or statutory
provisions as applicable, including but not limited to Government Code Section
66474.9, defend, indemnify and hold harmless the County of Monterey or its agents,
officers and employees from any claim, action or proceeding against the County or its
agents, officers or employees to attack, set aside, void or annul this approval, which
action is brought within the time period provided for under law, including but not limited
to, Government Code Section 66499.37, as applicable. The property owner will
reimburse the County for any court costs and attorney's fees which the County may be
required by a court to pay as a result of such action. The County may, at its sole
discretion, participate in the defense of such action; but such participation shall not
relieve applicant of his/her/its obligations under this condition. An agreement to this
effect shall be recorded upon demand of County Counsel or concurrent with the
issuance of building permits, use of property, filing of the final map, recordation of the
certificates of compliance whichever occurs first and as applicable. The County shall
promptly notify the property owner of any such claim, action or proceeding and the
County shall cooperate fully in the defense thereof. If the County fails to promptly
notify the property owner of any such claim, action or proceeding or fails to cooperate
fully in the defense thereof, the property owner shall not thereafter be responsible to
defend, indemnify or hold the County harmless. (RMA - Planning)

Upon demand of County Counsel or concurrent with the issuance of building permits,
use of the property, recording of the final/parcel map, whichever occurs first and as
applicable, the Owner/Applicant shall submit a signed and notarized Indemnification
Agreement to the Director of RMA-Planning for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted
to RMA-Planning .

5. PD006(A) - CONDITION COMPLIANCE FEE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee
schedule adopted by the Board of Supervisors, for the staff time required to satisfy
conditions of approval. The fee in effect at the time of payment shall be paid prior to
clearing any conditions of approval.

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition
Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

PLN140660
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6. PLNDO0O1- NONSTANDARD CONDITION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

All  trees adjacent to the development shall be protected according to the
recommendations contained in the "Construction Impact Analysis Tree Protection
Plan" (LIB150035) prepared by Maureen Hamb, certified arborist WE2280. Said
protection shall be demonstrated prior to issuance of building permits and subject to
the approval of RMA-Director of Planning. Should any additional trees not included in
this permit be harmed, during grading or construction activities, in such a way where
removal is required, the owner/applicant shall obtain required permits. (RMA-Planning)

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit
evidence of tree protection to RMA - Planning for review and approval.

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that
tree protection measures are in place through out grading and construction phases. If
damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the
property to RMA-Planning after construction to document that tree protection has been
successful or if follow-up remediation or additional permits are required.

7. PDO11(A) - TREE REMOVAL

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Tree removal shall not occur untii a construction permit has been issued in
conformance with the appropriate stage or phase of development in this permit. Only
those trees approved for removal shall be removed. (RMA-Planning)

Prior to tree removal, the Owner/ Applicant/ Tree Removal Contractor shall
demonstrate that a construction permit has been issued prior to commencement of
tree removal.

PLN140660
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8. PLND002- SLP MITIGATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

M.M. 27 & M.M. 36 That all non-landmark oak trees removed as a result of the project
at a 3:1replacement ratio and replace landmark trees at a 5:1ratio that will total 84
replacement trees in the form of valley oak seedlings. (RMA - Planning)

The Owner/Applicant shall submit a plan showing replacement locations prior to
issuance of construction permits and shall submit evidence of tree replacement to
RMA-Planning

for review and approval prior to occupancy. Evidence shall be photos of the
replacement tree(s) planted in approved in locations.

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.

9. PD006 - CONDITION OF APPROVAL / MITIGATION MONITORING PLAN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The applicant shall enter into an agreement with the County to implement a Condition
of Approval/Mitigation Monitoring and/or Reporting Plan (Agreement) in accordance
with Section 21081.6 of the California Public Resources Code and Section 15097 of
Title 14, Chapter 3 of the California Code of Regulations. Compliance with the fee
schedule adopted by the Board of Supervisors for mitigation monitoring shall be
required and payment made to the County of Monterey at the time the property owner
submits the signed Agreement. The agreement shall be recorded. (RMA - Planning)

Within sixty (60) days after project approval or prior to the issuance of building and
grading permits, whichever occurs first, the Owner/Applicant shall:

1) Enter into an agreement with the County to implement a Condition of
Approval/Mitigation Monitoring Plan.

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

3) Proof of recordation of the Agreement shall be submitted to RMA-Planning.

PLN140660

Print Date: 2/18/2015 4:04:49PM Page 5 of 9



10. PDO14(A) - LIGHTING - EXTERIOR LIGHTING PLAN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and
constructed or located so that only the intended area is illuminated and off-site glare is
fully controlled. The lighting source shall be shielded and recessed into the fixture.
The applicant shall submit three (3) copies of an exterior lighting plan which shall
indicate the location, type, and wattage of all light fixtures and include catalog sheets
for each fixture. The lighting shall comply with the requirements of the California
Energy Code set forth in California Code of Regulations Title 24 Part 6. The exterior
lighting plan shall be subject to approval by the Director of RMA - Planning, prior to
the issuance of building permits.

(RMA - Planning)

Prior to the issuance of building permits, the Owner/Applicant shall submit three
copies of the lighting plans to RMA - Planning for review and approval. Approved
lighting plans shall be incorporated into final building plans.

Prior to finalloccupancy, the Owner/Applicant/Contractor shall submit written and
photographic evidence demonstrating that the lighting has been installed according to
the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed
and maintained in accordance with the approved plan.

11. PD016 - NOTICE OF REPORT

Responsible Department:

Condition/ Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Prior to issuance of building or grading permits, a notice shall be recorded with the
Monterey County Recorder which states:

"A Biological Assessment (Library No. LIB150030), was prepared by Denise Duffy and
Associates in July of 2014 and is on file in Monterey County RMA - Planning. All
development shall be in accordance with this report.”

"A Tree Protection Plan (Library No. LIB150035), was prepared by Maureen Hamb in
October of 2014 and is on file in Monterey County RMA - Planning. All development
shall be in accordance with this report."

(RMA - Planning)

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

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

PLN140860
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12. GEOTECHNICAL CERTIFICATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall provide certification from a licensed practitioner that all
development has been constructed in accordance with the recommendations in the

project Geotechnical and Percolation Test Investigation. (RMA-  Environmental
Services)
Prior to final inspection, the owner/applicant shall provide RMA-Environmental

Services a letter from a licensed practitioner.

13. GRADING PLAN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall submit a Grading Plan incorporating the recommendations in the
project Geotechnical and Percolation Test Investigation prepared by Soil Surveys, Inc.
The Grading Plan shall be reviewed by a licensed practitioner to ensure the
Geotechnical and Percolation Test Investigation recommendations have been
incorporated in the plan. (RMA-Environmental Services)

Prior to issuance of any grading or building permits, the applicant shall submit a
Grading Plan to RMA-Environmental Services for review and approval.

Prior to issuance of any grading or building permits, the applicant shall submit
certification from a licensed practitioner that they have reviewed and approved the
Grading Plan.

14. EROSION CONTROL PLAN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall submit an erosion control plan identifying the proposed methods to
control runoff and erosion. The plan shall include the location and details for all
selected erosion control measures. The erosion control plan may be incorporated into
other required plans provided it is clearly identified. (RMA-Environmental Services)

Prior to issuance of any grading or building permits, the applicant shall submit an
erosion control plan to RMA-Environmental Services for review and approval.

15. INSPECTION-DURING ACTIVE CONSTRUCTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall schedule an inspection with RMA-Environmental Services, during
active construction, to review the maintenance and effectiveness of BMPs installed, as
well as, to verify that pollutants of concern are not discharged into receiving water
bodies. (RMA — Environmental Services)

During  construction, The
RMA-Environmental Services.

applicant shall schedule an inspection with

PLN140660
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16. INSPECTION-FOLLOWING ACTIVE CONSTRUCTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall schedule an
ensure all disturbed areas have been stabilized and all
sediment control measures that are no longer needed have been removed.
Environmental Services)

inspection with RMA-Environmental Services to
temporary erosion and
(RMA —

Prior to final inspection, the shall schedule an

RMA-Environmental Services.

owner/applicant inspection  with

17. INSPECTION-PRIOR TO LAND DISTURBANCE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Environmental Services

The applicant shall schedule an inspection with RMA-Environmental Services to
ensure all necessary sediment controls are in place and the project is compliant with
Monterey County regulations. (RMA — Environmental Services)

Prior to commencement of any land disturbance, schedule

an inspection with RMA-Environmental Services.

the owner/applicant shall

18. PW0040 - HIGHWAY 1 SHORT TERM IMPROVEMENTS

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

Applicant shall Contribute $833 (2015 Dollars) to County of Monterey as payment of
the project's pro-rata share at the cost of short-term operational improvements to
State Highway One.

Prior to Issuance of Building Permits Owner/Applicant shall pay to PBI required Traffic
Mitigation Fee.

19. PWO0006 - CARMEL VALLEY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The Applicant shall pay the Carmel Valley Master Plan Area Traffic Mitigation fee
pursuant to the

Board of Supervisors Resolution NO. 95-140, adopted September 12, 1995 (Fees are
updated

annually based on CCl).

Prior to Building Permits Issuance Owner/Applicant shall pay to PBI the required traffic
mitigation fee.

PLN140660
Print Date: 2/18/2015

4:04:49PM
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20. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

Prior to issuance of building permits, applicant shall
Impact Fee

(RDIF) pursuant to Monterey Code Chapter
determined based on the

parameters adopted in the current fee schedule.

pay the Regional Development

12.90. The fee amount shall be

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County
Building Services Department the traffic mitigation fee. Owner/Applicant shall submit
proof of payment to the DPW.

21. PWSP001 — COUNTY WIDE TRAFFIC IMPACT FEE (NON STANDARD)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

If the County Wide Traffic Impact Fee is in place prior to issuance of building permits,
applicant shall pay the County Wide Traffic Impact Fee. The fee amount shall be
determined based on the parameters adopted in the fee schedule.

Prior to issuance of Building Permits Owner/Applicant shall
Building Services Department the traffic mitigation fee. Owner/Applicant
proof of payment to the DPW.

pay Monterey County
shall submit

22. PWSP002- CERTIFICATE OF CORRECTION (NONSTANDARD)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

The applicant/owner shall relocate the driveway on the final
driveway location for PLN140660.

map to the proposed

Prior to final of any construction permits, the owner/applicant shall submit a Certificate
of Correction for approval by the County Surveyor to relocate the driveway as shown
on the final map to the location as shown on plans for PLN140660.

23. WRO002 - STORMWATER CONTROL

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Water Resources Agency

The applicant shall provide a drainage plan, prepared by a registered civil engineer or
licensed architect, to mitigate on-site and off-site impacts. Impervious surface
stormwater runoff shall be dispersed at multiple points, on the least steep available
slopes, away from and below any septic leach fields. Erosion control shall be provided
at each outlet. Drainage improvements shall be constructed in accordance with plans
approved by the Water Resources Agency. (Water Resources Agency)

Prior to issuance of any construction permit, the owner/applicant shall submit a
drainage plan with the construction permit application.
The Building Services Department will route a plan set to the Water Resources

Agency for review and approval.

PLN140660
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WATER POLLUTION CONTROL PLAN —— )

1. ESTMATED TOTAL DISTURBED ARCA: 065 AC e =~
2 BEST WANAGEMENT PRACTICES (EMP=) (WATERIALS AND THEIR INGTALLATICN) SHALL CONFCRM TO ONE OF THE FOLLOWNG

3 2003 EDTMON OF THE CALTRANS STCRM  WATER  OUALITY  WANDHODK /  CONSTRUCTON  SITE  BUF  MANUAL WE  MANDSOOK  WAY B DOWNLOADED FOR  FREE AT
ca.gov/hg/conutruc /alermwoter /atoe
N DF THE CALFDRNIA STORMW
- //warm cabmahandoak com,/

UTION CONTROL PLAN SHALL BE ADA

e P

BOOK PROMULGATED BY THE CALFORNA STORMWATER QUALITY ASSOCIATION (CASOA)  THE HANOBOOK MAY BE DOWNLDADED FOR A FEE FROM

O SUPPLEMENTED AS RECURED TD PROTECT WATER QUALITY AND/OR AS DIRECTED BY BIE ENGMEER CR JURSOICTION HAVNG AUTHORITY.

NG BUPs PRIDR T0, DURING, AND AFTER STORM EVENTS, AND SHALL PROURTLY CORRECT ANY OEFICIENCES NOTED
REGULAR STREET SWEEPAG IS REQURED  ADDITIONAL STREET SWEEFING WA BE REGUIRED BY THE ARCHITECT/EMGNEER OR Ui
, SAND, GRAVEL, STONE. DEBRIS, PAPER OR ANY OTHER SUBSTANCE OVER ANY PUBLIC STREET, ALLEY OR OTHER PUBLIC PLACE
 IMMEGIATELY REMEDY SHALL OCCUR.
B KEEP ADDCTIONAL EROSION AND SEDWEN] CONTRCL SUPPLIES CN SITE Il CASE WMETIATE REPAIRS OR MODIFICATIONS ARE REGUIRED THESE SUFPLIES MAT INCLUDE ADOITIONAL SUT FENCING, FILTER FRBRIC, HAY BALES. JUTE
KETTING, BAGS AND TARPS

\ CONTRACTOR SHALL BE RESPONSSLE FOR MO
6 AL PAVED AREAS SIALL BE WEPT CLEAN OF S
7. REASOWABLE CARE SHALL BE TAK|

HAUAG &L TH
BLOW, SPILL,

N WL BE WNIMIZED, STATE AND LOCAL LAWS CONCERNING POLLUTICH ABATEMENT SHALL BE COMFLIED WITH

12 PROVOE WD EROSION COWTROL AT ALL TIMES I ACCORDANCE WITW BEST MANAGEMEKT PRACTICE 'WE-1

15 UMIT THE USE OF PLASTIC MATERIALS WHEN WORE SUSTAINABLE. ENVIRONUENTALLY FRENDLY ALTERNATIVES EXST. WERE PLASTIC MAT
70 SOLAR DECRADATION AND WHICH MAY BE RE-USED

14, ESTABLISH AND WAINTAIN EFFECTWE PERIMETER CONTROLS AND STASILIZE ALL CONSTRUCTION ENTRANCES AND EXITS 10 SUFFICIENTLY CONTROL EROSION AND SEOMENT DISCHARGES FROM THE SITE
- PROVIDE i
- PROVIDE ILETS,

15 ALL GRADING SHALL CONFORM 1O THE MOWIEREY COUNTY CRADING ORDINANCE §2535. ERDSION CONTROL OROINANCE #2806, AND CALFORNIA BUILDING CODE

4LS ARE OEEWED NECESSARY, COMSIDER THE USE OF PLASTIC MATERIALS RESISTANT

16. NO VEGETATION REMOVAL OR CRADING WLL Bf ALLOWED WHICH WILL RESULT IN SILTATION OF WATER COURSES OR UNCONTROLLABLE ERDSION. (MCC !6.08 300 C.2)

1717 SHALL BE THE HESPONSIILITY DF THE CWNER AND THE PERMITTEE 10 ENSURL THAT EROSION DOES NOT OCCUR FROM AN ACTIMTY DURING DR AFTER PROJECT CONSIRUCTION, ADDITIONAL MEASURES,

BEYOND THOSE SPECFIED, MAY BE REQUIRED AS DEEMED NECESSARY 10 CONTROL ACCELERATED EROSION. (MCC 16,12.100)

FARING SHALL BE KEPT TD A MINIMUM VEGETATION REMOVAL SHALL 8E L) TION AS SHOWN OH THE APPROVED ERDSION

B Lan
CONTHOL PLAN,

TEQ 10 THAT AMOUNT NECESSART FOR BULDING, ACCESS, AND CONST

~
15 SHALL NOT PRECEDE SUSSEQUENT GRADING DR CONSTRUCTIDN ACTMTIES BY MORE THAN 15 DAYS DURING TS PERIOD, EROSON AND SEDIMENT E
DAY,

19 VEGETATION REMOVAL BETWEEN OCTOBER 15 AND APY
CONTROL MEASURES SHALL BE IN PLACE AT THE END OF ZACH WORK|

SPECTION WiTH RMA-ENVIRONMENTAL SERVICES TO ENSURE ALL NECESSARY SEDIMENT CONTROLS ARE
ATIONS.

SHBANCE, THE OWNER/APPLICANT SHALL SCHEDULE A%
MONTEREY COUNTY GRADMNG AND EROSION CONTROL REG

20. PRIOR TO COMMENCEMENT OF ANY LAND
1% PLACE AND THE PROJECT 15 COMPLIANT Wi

21, DURING CONSTRUCTION TME OWNER/APFLICANT SHALL SCHEDULE AN INSFECTION WTH RMA-EMVIRONMENTAL SERVICES 1O UPDATE COMPACTION TEST AECORDS. INSPECT DRAINAGE DEVIGE INSTALLATION,
REVIEW THE MAINTENANCE AND EFFECTIVENESS OF BMPS INSTALLED, AS WELL AS, 10 VERIFT THAT POLLUTANTS OF CONCERN ARE NOT DISCHARGED FROM THE SITE

RUA-ENVIRCNMENTAL SERVICES T0 CONOUCT A FINAL GRADING INSFECTION, COLLECT FINAL GEQTECHNICAL LETIER

22. FRIDR TO FINAL INSPECTION, THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION Wi
£ MO LONGER NEEOED HAVE BEEM REMOVED.

OF CONFGAMANCE, ENSURE THAT ALL DISTURBED AREAS HAVE BEEN STABILIZED AND THAT AL TEWPORARY EROSION AND SEOMENT CONTROL MEASURES THAT

23, ALL OR PART OF THE CONSTRUCTION OF THiS PROJECT IS EXPECTED TO DCCUR DURING THE WINTER SEASON (DCTOBER 15TH THARQUGH ARPIL 15TH)

MONTEREY COUNTY REQUIREMENTS

1. ACIUAL CRADING SHALL BECIN WITHIN 30 DAYS OF VECETATION REMOVAL OR
SUSSEQUENT GRADMG OR CONSTRUCTION ACTMINES Y MORE THAN 15 DAYS,

EEN QCTORER 1 AND APRIL 30

WMEDIATE OPERATIONS UUST B2 PROTECTED Y APPLYING STRAW MULCH AT 2000 LBS PER ACRE AND ANCHORED Y TRACK-WALKING 10 FREVENT MOVEMENT DURING WATER

AREA SHALL B PLANTED 10 CONTROL EROSION. VEGETATION REMOVAL BETWEEN OCTOBER 1STH AND APRIL 15TH SHALL NOT PRECEDE

FLaw,

©§ RUNOIT FROM THE SIE SHALL BE OETANED OR PLTERED BY BERWS. VEGETATED FWTER STHPS AND/OR CATOW BASSS TO PREVENT TME FSCAPE OF SEOMENT FROM THE SIE. THESE

WANTARED BY THE CONTRACTOR A5 NECESSARY TO ACHEVE TMEI FURPOSE THRCUGHOUT THE LIFE OF THE PROJECT. SEE TS SHEET FUR ERGSION CONTROL FLAN ANG CROSION CONTROL OF

ERDSION CONTROL MEASURES SHALL BE ™ PLACE AT THE END OF EACH DAY'S WORK,

THE BUILDING INSPECTR SHALL 5T0P OPERATIONS DURING PERIDDS DF INCLEUENT WEATHER IF HE OETERMINES THAT EROSION PRCSLEMS ARE NOT BEIND CONIROLLED ADEQUATELY

CUT AND FILL SLOPES SHALL BE PLANTED WITH AN SEED MIX APPROVED HY THE LANDSCASE ARCHITECT  AMOUNT OF SEED AND FERTLIZER SHALL OE APFROVED BY THE LANDSCAPE ARCHITECT AND THE SANTA LUCIA

PRESERVE

3 AL SURFACES EXPOSED DR EXPECTED TO BE EXPOSED DURING GRADING ACTIMTIES SHALL BE PREPARED AND WANTAMED THROUGH THE LENGT OF THE ENTIRE PROUECT TO PAOTECT AGAMST EROSION

2 AT ALL TWES DURNGC CONSTRUCTION AND UNTL FINAL COWPLETION, TME CONTRACTOR, WHEN HE DR IS SUECONTRACTORS ARC OPERATAG EQUIPMENT ON THC SITE, SHALL PREVENT THE FORMATION OF AN ARBORNE DUST
NUISANCE BY WATEING AND/OR TREATWNG TWE SITE O THE WORK 1% SUCH A MANNER THAT WLL CONFWE DUST PARIICLES 10 THE IMMEDIATE SURFACE OF TWE WORK THE CONIRACTON WAL O RESPONSIELE FOR ANT DAACE
DONE BY DAIST FROM HIS OR HER SUBCONTRACIOR.

OBSERVATION AND MAINTENANCE

I VISUALLY DSSERVE AND MAINTAMN BEST MANAGEMENT PRACTICES (BMPa) AS FOLLOWS
A WEEKLY, AND

B, WITHIN 48 HOURS PRIDR 10 CACH STORM EVENT, AND LEGEND

C WITHWN 48 DURS AFTER FACH STORM EVENT

OE COMTRDLS WUST GF

2 HEPRA DAMACED BNFs WITHIN 4B HOURS DF CBSERVATION CALTRANS CALTRANS
3 SEDMENT SHALL BE REDVED FROM SCDMENT COWTROL BuPy BEFORE SEDWENT MAS ACCUMULATED 10 A DFPTH OF CME TIRD THE HEIDHT OF THE SENMENT BARER OF SUMP. I NOT DTHERWSE SPECFIED N THE SPECAL SYMBOL BMP # STD. PLAN DESCRIPTION
PROVISIONS OR BY THE EWP SUPPLIER OR MANUFACTURER. — - = —— =
4 TRASH AND DEBRIS SHALL BE REMDMED FROM BWPs DURING SCHEDULED INSPECTIONS. 28-5 = EARTH DIKES, DRAINAGE SWALES AND LINED DITCHES
S REMOVED SEDIMENT SHALL BE PLACED AT AW APRROVED LOCATION AND I SUCH A MANNER THAT IT WLL NOT ERODE, OR SMALL BE DISPOSED OF OFF-SITE §ei o . i
6 REPAR RILLS AND GULLIES HY RE-GRADING AND THEN TRACKWALKING PERPINDCULAR 10 THE SLOPE. PROWDE TEMPORARY SOI COVER IF MECESSARY, o . Tl ,m_u,m._unmm_mmw.nm_ﬂmnmu»ﬁmwé_‘_.ﬁmﬂ_q:nmﬂ. SILT FENCE, OR
NON-STORM WATER DISCHARGES —— Ts1. T80 SILT FENCE
1. NOW-STORM WATER DISCHARGES INCLUGE A WOE VARETY CF SCURCES, INCLUDING WPROPER DUMPING, SPILLS, OR LEAKAGE FROM STORAGE TANKS OR TRANSFER AREAS. NCM-GTORM WATER DISCHARGES MAY CONTRIDUTE — A = = TREE PROTECTION FENCING (ORANGE SNOW FENCING)
SGRFICANT POLLUTANT (& WATERS, AND AS SUCH ARE FROMIBITED,
~raSC—Trrs S6-7 - STREET SWEEPING

TIONS DURING CONSTRUCTION, WUST BE TAKEN,
5 HOWEVER, CERTAIN NON-STOAM WATER DISCHARGES MAY BE AUTHORIZED FOR THE COUPLETON OF CONSTRUCTION. AUTHORIZED NOM-STORM WATER DISCHARGES MAY INCLUDE THOSE FROM DECKLORINATED POTABLE WATER

SOURCES SUICH AS: 3 = S
« IRRIGATON OF VEGETATIVE EROSION CONTROL MEASURES.
«  PL FLUSHING AND TESTING,
© WATER 10 CONTROL OUST, [ -8 TR 782, CONERETE WASTE MANAGEMENT (WASHOUT] AREA
+  UNCONTANINATED GROUND WATER FROU DEWATERING, 63, 15
« QTHER DISCHARGES NOT SUBECT 0 A SEPARATE GENERAL NPOES PERMIT ADOPTED BY A REGIDNAL WATER BOARD
4 THE DISCHARCE OF NOW-SICRU WATER IS AUTHORIZED UNDER THE FOLLOWNG COMDITIONS: a5_a) k5 SOL STABILIZATION (FROVIOE ON ALL DISTURBED SO1LS)
& E 55-5; S5-6. 159 TEMPORARY STABILIZATION PER CIML PLANS / SPECS
v € 55-7, 55-8 - PERMANENT STABILIZATION PER LANDSCAPE OWGS / SPECS
. DISCHARGER HiAS WCLUDED AND WPLEWENTED SPECIFC BMPS REQUACD BY TIE GEWERAL PIRMIT 10 PRCVENT OR REDUCE IE CONTACT OF THE NONSTOMM WATER DISCHARGE WITM CONSTRUCTION MATERIALS G
TCm1. TE=3 58 STABILIZED CONSTRUCTION ENTRANCE/EXIT OF TRE WASH
. 5 KOT CONTAIN TOXC CONSTITUENTS IN TOXIC AUDUNTS OF (OTHER) SIGWIFICANT CUANTITIES OF POLLUTANTS
- RED
5 F ISFIED, THE DISCHARGE 15 NOT AUTHORIZED, @_ e o WATERIAL 5T AND WASTE MANAGEMENT AREA
EMPLOYEE TRAINING
1. STOAM WATER POLLUTION PREVENTION TAINING SMALL BE PROVIDED AT THE BEGINNING OF CONSTRUCTNIN AND REGULARLY DURING CONSTRUCTION FOR ALL EMPLOYEES WORKING O THE OB SITE.  TRAINNG SHALL BE PROVIDED @ =3 53 TEMPORARY STOCKPILES
BY THE CONTRACTOR'S WATER POLLUTION CONTROL MANAGER  TOPICS SHALL INCLUDE. BUT ARE NOT LIMITED 10
' + SPULL PREVENTICN AND RESPONSE
2 + LOCATONS AND FUNCTIONS OF SEDIMENT/EROSON CONTROL DEVICS -9 - SANITARY FACILITES G REVIEW
7 . GaDD HOUSEKEERING, INSTR
& . =)
b WATEHIAL MANAGENENT PRACIICES — - S - DIRECTION OF DRAINAGE
5
3 2 >
5 \ A {
: EARL RESIDENCE | ( TEMPORARY WATER POLLUTION CONTROL DRAWING
WIRRYY F N
9699 Blue Larkspur Lane - Suite 105 = Maonterey, CA 93940 30 [} 30 G0 .I\ima Fi
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e NOTES:

. TREE PROTECTION

ot Rapart fas trees prspaned far removal and tiee preservation
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PARTIAL PLAN: BASEMENT
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CONNECT IRRIGATION MAINLINE AND , EXISTING WATER METER, ~
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IRRIGATION NOTES DRIP IRRIGATION NOTES: RIGATION LEGEND -
. ’ 5 LOWRATE  MAX  MAX |
1 THE CONTRACTOR SHALL REWIEW RELATED DRAWINGS AND SHALL ENSLRE CODRONATION WITH ALL APPLICABLE TRADES PRIOR Ta SUBMITTING 1 THE CONTRAGTOR SHALL PROVIDE A DRIP EMITTER SYSTEM FOR AL TREES. SHRUES AND GROUNDCOUER &5 INDICATED G0 THE .‘ = pg FLOWR 3
80 bl SYMBOL | MODEL NUMBER DESCRIPTION PN} RADIUS SPACING |
2 THE IRRIGATION SYSTEM SHALL BE MISTALLED iN CONFORMANCE WITH ALL APPLICABLE STATE ANDILOCAL CODES AND ORDINANICES BY LICENSED 3 EMITTERS ARE NOT SHOWN 0N THE IRRIGATION FLAN_ ACTUAL LAYOUT CF EMITTER SYSTEM SHALL BE DIETERMINED B THE CONTRACTOR w PROS 06 PRED MP2000.£4 HUITER SHAUS SPRAY W V1 . 05
CONTRACTONS AND EXPERIENCED VORKERS, CONTAAGTOR SHALL OBTAIN AND PAY FOR ALL REGUIRED PERMITS AND FEES RELATING 10 THEIR WORK TN HE FIELD USING THE RRIGATION LA ANG THE DR IRAIGATION DET THE FLANTING PLAN FOR THE LOG
THIS DESIGH 15 DIAGRAMMATIC_ ALL PIFING. VALVES, ETC ) DESIGH CL AND SHALL BE BRI RERLIRRS ¢ issiiidoy T “
3 THIS DESIGH o c 3 v
JSTALLED IN PLANTING AREAS WHERE FOSSIELE. AVOID ANY CONFLICTS BETV/EEN THE SPAINKLER SYSTEA. PLANTING AND ARCHITECTURAL 4 EACH TREE SHALL RECEIVE FOUR 2 GPH ENITTERS . DISTRIBUTED EVERLY AROUND TREE via DISTRIDUT = PROS-O0-PRS40MPSSSI0 HUNTER SHAUB SPRAY W P ) l Rl
FEATURES FIANEINGRLAN ROESHE LOCATISHAND HUAK FEE-OF TRHEE £l PROS.0-PREADMPLESS 15, LRES 15 HUSTER SHRUB SPRAY Vil MP NOZELE 4 2
PARALLEL PIFES LAY BE INSTALLED IN COMMON TRENCH PPES ARE NOT 70 BE INSTALLED DIREGTLY AHOVE ONE ANOTHER TRENCHES SHALL DE &, EACH 5 GALLON SHRUD SHALL RECEIVE TWO 1 Gl EMITIERS GN OPPOSITE SIDES AND LPHILL OF SHRUB. VIA DISTRIBUTION TURING. G @ | PROS1IPRSICVIISE FUTER PP SPRAY SPAAY Wi TORD HOZZLE n
AL SIZE 10 RERMIT THE PIPES 10 BE LAID ELEVATIONS INTEMDED A40 10 PEAMIT SPACE FOR JDINING REFER 700 THE PLANTING PLAN FOR THE LOCATION AND DLAHTITY OF SHRUBS
& PROS. 12-PREID EVIO-2F VAINTER POP-UP SPRAY SPRAY Wi TORD NOZZLE w
5 CONTRACTOR SHALL RESTORE SURFACES, EXISTING UNDERGROUND MSTALLATIONS E1C , DAMAGED O EUT AS ARESULT OF EXCAVATIONS, TO 5 EACH | GALLON SHRUR SHALL RECEWE TWO 112 GPH EMITTERS ON OPPOSITE SIGES AND UPHILL OF SHHUS VIADISTRIOUTION TUBING
ORIGINAL CONDITIONS I A MANNER APPROVED BY THE OWNER 6 REPAE SENTATIVE KEFER T0 THE PLANTING FLAN FOR THE LOCATION AlD QUANTITY OF SHRUBS. [+] PROS-00-PRSI0ICH 14 WUNTER POR-UR SPRAY SPRAY Wi TORD HOZZLE 0
5 DONGT WILLFULLY WSTALL THE SPRIKLER SYSTED AS OIS 1L THE DIAWASS WEN 715 DBUIGUS I THE FIELD THA DBSTRUCTIONS, GRAE 5 INSTALLTHE EMITFERS ON 10P OF THE RODT BALL AND AS FAR FROM THE TRUNK OF THE FLANT AS FOSSIBLE V¥ | PHOSEOPRSNDAZG INTES PO SPIRAY SPRAY Wi TORD NOZZLE »
on W TIE & EXIST THAT MIGHT HOT HAVE BEEK CONSIDERED IN THE ENGINEERING SUCH
" pun " E
OBSTRUCTIONS OR DIFFERENCES SHOULD BE BROUGHT TO THE ATTENTION OF THE OWNER'S AUTHORIZED REPRESENTATIVE. IN THE EVENT THAT THIS 7. DISTREBUTION TUBING SHALL BE A MAXIMULM OF & & LENGTH FROM w° TUBING TO EMITTER EACK LENGTH OF 1/2° DRIP TUBING SHALL BE A bl RERE I AHEO TS HUNTER PR EERAY BRI TORD NOZZLY .
MOTIFICATIGN 1S 13T PERFORMED, THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FCR ANY REVISIONS NECESSARY. MARILA OF 25 NOTSHOWN | HEQS0H, HE-10B, HE-20-B HUNTER POINT SOURCE EMITIER a0 BGRH 1 GPH, 2
71115 THE RESPONSIDR|TY OF THE CONTRAGTOR 10 BECOME FAMILIAR WITH AL GRASE DIFFERENGES. LOGATION OF WALLS, HETANIMG WALLE, ETG 5 INSTALL FLUSH VALVES AT THE END GF THE RIGID PVC AS SIGIWM ON PLANS N COMPRESSIGH FITTING STUB-GUT FROM PYC RIGID PRFE 10 POLY TL
COORDINATE WORK WITH THE GERENAL CONTRACTON AND GTHER SUBCGHTRACTCHS FOK THE LOCATION AND THE INSTALLATION OF PIPE SLEEVES
THROUGH WALLS, UNSER ROADIVAYS. FRUDG, STAUCTUIRES €T COHTRACTOR TG VERFY THe LOCATION G EXISTING UNDERGROLND UTILITES 1D 9 ALLPC LATERAL PIPE T0 DRI TUBING SHALL BE 14° UNLESS OTHERWISE HOTED a SRS KB! BALL VALVE FOR FLUSHING
STRUCTURES PRIOR TO THE EXCAVATION OF TRENCHES. CONTRACTOR IS 10 REFAIR ANY DAMAGE CAUSED D' THEIR WORK AT i ADDITIONAL 05T 10 - . - CLAE
THE GWHER 10 THE DRI EMITTER SYSTEA LAVOUT SHALL BE ARPROVED Y THE LANDSCARE ARGHITECT PRIOR T0 PEGINING CONSTRUCTION AD AFTER L] 1CV-AS-AD) SERIESILT-T SERIES WLNTER REMOTE CONTROL VALVE WITH PRESSURE REGULATION | KI| PG BACL VALVE
PLANTING HAS DEEN COMPLETED i ; K FOME VAL . @ e mpm—
#  DUE TO THE SCALE OF THE DRAINGS, 1T 1S 1OT POSSIBLE TG INDICATE ALL OFFSETS, FITTINGS, SLEEVES, ETC. WHICH MAY 8E REQUIRED E] 1C2901.25 1710007 AT AP ZOME VALVE . 40, REMTE CONTREL YAV, WA FETER W 160 NS S
2 i IGLY, FURNISIIG, SUCH £ ‘ ‘
; (CATIVE OF THE WORIC 10 E .
ELATVIG O . 20 CHAMPION HOSE BI3 VI TH INTEGRAL VACULM BREAKER
ARGHTECTURAL FEATURES NOTE: - TR NIDCO GATE VALVE ILINE SIZE)
4 ELECTRICALCONTRACTOR TO SURPLY 100 BERNARD TRANOR TES CERTIFIES THAT THIS L/ AND IRRIGATION PLAN COMPLIES WITH AL MONTEREY COUNTY H 5L o2 WILKING LEAD-FREE REDUCED PRESSURE BACKFLGW PREVENTER WITH FROST GUARD BLANKET
: 5 2 A c e ¥ CIES, L . Lo
VIRE SHALLBE 112 U L APPROVED AND SMALL BE WHITE th COLOR. WIRING 10 INDIVIDUAL REIACITE CONTHOL VALVES SWALL OE COLOR OTHER THAN T LRl LS G AMIVE DROLGHT.TOLERANT AR RON- MU SIVE: SEECIES: LMITRR TER M ANG LETVA PO, ] was-SEN WUNTER 500AR 6YNO WIRELESS WEATHER SENSGR
T
‘ ® |eme
16 HEMOTE CONTHOL VALVES SHALL BE WIHED TO CONTROLLER IN SEQUENCE AS 540 ON PLANS. HUN WIRE FROM EACH RCV T THE ROALKIT
CONTROLLER SPLICING WIRES TOGETHER OUTSIDE OF VALVE BOKES Wil hOT BE PERMITTED ATTACH A LAGEL TO CONTROL ViIRE AT THE
CONTROLLER AND ATTACH AN 10 TAG AT EACH REMOTE CONTROL VALVE INDICATING CONTROLLER AND STATION NUMBER PE— CONTROLLER AND STATION NUMBER
11, SPUICING OF 24.VOLT WIRES WILL NOT 5 PEAMITTED EXCEPT IN VALVE BOXES. LEAVE A 15 COIL OF EXCESS WIRE AT EACH SPLICE AND 109 FEET MowEEY - 1 N\ e APPLICATION RATE 5)
¥ CENTER ALONG WIRE RUN, TAE WIRE IN BUNDLES 10 FEET ON CENTER ND TAPAG PERMITTED INSIDE SLEEVES. LSHB3GAPE VATER USE 5 ATEMENT | Gt G
12 INSTALL TWO {2} SPARE CONTROL WIRES ALGNG THE ENTIRE MAIN LIKE, SPARE WIRES SHALL BE THE SAME COLCA (ONE WITH AWHITE STRIPE) AND ;i 1 i
@F ADIFFERENT COLOR THAN OTHER CONTROL WIRES. LODP 35" LXCESS WIRE INTO EACH SINGLE VALVE BOX AMD INTO GNE VALVE BOX IN EACH .__.Mnu.m_mﬂnwazuﬂmmm .m.gﬁ_rxm..gﬂm%wﬂa; i GALLOMS PL
GROUP OF VALVES o ) - | REMATE CONTROL VALVE SZF
13 INSTALL VALVE DOXES MINIMUS 12° FROM AN PERPENDICULAR TO WALK, CURD, DUILDING OF LANDSCAPE FEATURE AT WULTIPLE VALYE BOX FREPARZDEY  JANETLLEHRS (O, CLk KOS
GROUPS. EACH BON SHALL BE AN EQUAL DISTACE FROM THE WALK, CURH_ £TG. AND EACH BO SHALL BE MINIMUM 12° APART. SHORT S0F OF VALVE HROOKVATER NG, [RAIGA-IDN CENSUL TS | VAAIN LINE DULE #1PE SOLVENT WELD PIPE WITH SCHEDULE 83 AND
BOXES SHALL BE PARALLEL TO WALK CURB. ETC. FINE CROW CANYON CIURT SUITE 125 SCHEDULE 40 PVEC SOLVENT WELD FITTINGS 18" COVER
14 LOCATE HOSE BIBS 13° FROM HARDSCAPE AREA SAHAANON C4 2558
e LRTERAL LING: 112-CLASS 204 P31 PUC SOLVENT WELD FIFE VAT SCHECLILE 40 PYe
15 THOROUGHLY FLUSH MAIN LINE BEFORE INSTALLING YALVES AT A VT WELD FITTIES 12 CONER
- o . . A nshyme.com teral)
14 ALL SPRINKLER HEADS SHALL BE SET FERFENDICULAR T0 FINISH GRADE OF THE AREA TO BE IKKIGATED UNLESS QTHERWISE DESIGnATEDONTHE | D0 e
PLANS T E2E PTG
I ravee camplied of e for COVER ONSTRIBUTION TUBING TORG EWAIBITA1 114" HOSE
17N LOATIONS WHERE LW HEAD DRAIMATE WilL CALISE EROSION AHD EXCESS WATER. USE POP-LIP SPRINKLER MODELS WITH ITEGRAL CHECK e effient s of water I i irigalion design plan ”
VALVE MISTALL KING BROS. CY SERIES CHECK VALVES IN LATERAL LINES FGR EVERY 10/ OF ELEVATION CHANGE
\\\\\\\\\\\\\\\\\\\ T | SLEEVE(SLI 112-CLASS 200 PVC PLASTIC PIPE 24" COVER
18 FLUSH AND ADJUST ALL SPRINKLER HEADS FOR OPTIMUM PERFORMANCE AND TO PREVENT OVERSPRAY ONTO WALKS, ROADWAYS ANDIOR i b Bk |
DUILDINGS A5 MUCH AS FOSSIDLE. THIS SHALL INCLUDE SELECTING TME BLST DEGREE OF FIXED ARC (0 AN ADJUSTADLE ARC IF FIXEQ ARC DOFS kaT gt Gamut Fuikae
MATCH THE ARG T0) BE RRIGATED) O FIT THE SITE GOMDITKNS AD T0 THROTTLE THE FLOW COMTROL AT EACH VALVE TO DBTAIN THE OFTIVUA v
OPERATING PRESSURE FOR EACH SYSTEM  ALL MAIN LINES SHALL BE FLUSHED FRIOR TO THE INSTALLATION OF IRRIGATION HEADS. AT 30 DAYS AFTER ﬂ
INSTALLATION EACH SYSTEM SHALL BE FLUSHED TG ELIMINATE GLUE &N DIRT PARTICLES FROM THE LINES
#ART ONE AN AFFLIEC VIATER ALLOWANCE |
19, WHEN VERTIGAL OBSTRUGTIGNS, (STREET LIGHTS TREES, FIRE HYDRANTS ETC | INTERFERE WITH THE SPIUAY PATTERN OF THE HEADS S0 AS TO o < T RO TEE
PREVENT FIELD ADJUST THE INSTALLING A GUARTER, THIRD OF HALE CIRCLE HEAD AT THE SIDES OF THE VAR EeR R LTI HA AN | T
CBSTRUCTION S0 A3 10 PROVIOE PROPER COVERAGE. ALL ADJUSTMENTS SHALL HE HADE AT NO ADDITIGNAL COST 10 THE OWNER - s
i :
20, ROTIFY ARCHITECT OF ANY ASPECTS OF LAYOUT THAT WiLL PROVIDE INGOMPLETE OR INSUFFICIENT VATER COVERAGE OF PLANT MATERIAL AND DO TR RAGATN IRRGATGH  HYORCZNE
HOT PROCEED) UNTIL HIS HER INSTRUGTIONS ARE OBTAINED COWERSINFACIOR v ] Gl MR i L !
: Wizery
21 INADDITION 70 THE SLEEVES AND CODUITS SHOWH ON THE DRAWNGS, THE IRRIGATION CONTRACTOR SHALL BE RESPOMSIBLE FOR R — . SHiLs ] ) T
COORDINATING THE IISTALLATION OF SLEEVES AND CONDUITS OF SUFFICIENT SIZE UNDER ALL PAVED ARERS = ’ HDHOSEE W Lt m
i 1w E
TQTAL RRIGATED LANDSCAPE AREA i) 7 509 SOUARE FEET w ke
) w i
£C A A FEET 1w i
IRIIGATION SYSTEM WILL OF FREE FROW DEFECTS IN MATERIALS AND WORKMANSHIP FOR A PERIOD OF 1 YEAR AFTER Fital ACCEPTANCE OF WORK APEARLIDSAEMENFIA hi i w wl
"W I
23 AL CONSTANT PRESSURE PIPES SHALL BE TESTED ATA MINIMUM OF 125 PSI FOR TW0 HOURS, CENTER LGAD PIPING WITH A SMALL AMGUNT GF LAHDICAPE WATER ALLOVANGL 160,020 BLL0KE FER YRAY
HACKFILL TO PREVENT ARCHING Of SLIPFING UNDER PRESSURE NG FITTINGS SHALL BE COVERED. REPAIR FAULTY JOINTS WITH HEV MATERIALS DO MITES CF T T
HOT USE CEMEMT OR CAULKING TC REFAIR LEAKS TOTALACRE FEET 045 ACAE FEET Aveaga i
24 VIMERE IT 15 NECESSARY 10 EXCAVATE ADIACENT T0 EXISTING TREES, LSE ALL POSSIELE CARE TO AVDID IMURY T0 TREES, AND TREE ROGTS T
EXCAVATION I AREAS WHERE 2 INCH AHD LARGER RODTS DGCUIR SHALL BE DDNE BY #AND. AGOTS 2 INGHES AND LARGER IN IAMETER SHALL 8E P e i i . N oo D3 s E
A PLASTIC B KD TRENCHES ADJACENT 70 TREE SHOULD BE CLOSED WITHIN 4 HOURS, WHERE THIS = LIS = == Total 8q, Ft. % of Londacepe
15 HOT POSSELE THE SIE OF THE TRENCH ADJACENT T0 THE TAEE SHALL BE KEPT SHADED VITH BURLAR ORt CAHVAS 4, iy
25 THE SPRIIMLER STSTER DESIGN 15 BASED ON THE MININUM GPERATING PRESSURE SHOWN G THE IRRIGATION DRANGS  VERIFY WATER oo,
PRESSURE PRIOR TO CONSTRUCTION. REPORT ANY DIFFERENCE DETWEEN THE WATER PRESSURE INDICATED ON THE DRAWINGS A% THE ACTUAL PART THD ESTIATED TOTAL WATER USE 00%
PRESSURE READING AT THE IRRIGATION POINT OF CONNECTION TO THE OWNER 5 AUTHORIZED REPRESENTATIVE o
TNy SR AT T # 5
26 AAIGATION DEMAND REFER TOIRAIGATION FOINTS ¥ CONKECTION :E::s...ﬂ:ma Parts (A wz_c
e % Lo Viater Uzc Parts 14y A
27, OPERATE IRINGATION CONTROLLER(S] BETWEEN THE HOUNS OF FMAND 700 A1, AVERIOE RRGIRONEFCECY i Low Water Use Temp Flants (W - TLWP) ang
28 NOTIFY ALL LOCAL AURISDICTIONS FOR INSPECTION AD TESTIG OF INSTALLED BACKFLO PREVE) TOTAL PLANT FACTR » YDROZCHE AREA [PF 1 #4) FROM THELE ris f§:un,.m.-nm e o
26 NOTIFY UNDERGROUND SERVICE ALERT AT 811 AT LEAST 11 HOURS PRIOR 0 ANY EXCAVATION SPEGHL LADBCARE AREA f TOTAL 1000%
0 DA i m
0. AT LEAST 40 DAYS PRIOR T0 COMPLETION OF CONSTRUCTION, PROVIDE THE OWNER WITH A MAINTENANCE MANUAL. DATA SHALL BE ON & 1727 X 1 ESTE4ATED TOTAL WATER LSE 15 230 GALLONS FER YEAR -
SHEETS, N A 3-RING BINDER AND SHALL INCLUDE “inigason listhod Tt 54 L % of Candocaps
+ INDEX SHEET WITH CONTRACTOR'S CONTACT INFORMATION AND LIST OF EQUIPMENT WITH LOCAL MANUFACTURER S REPRESENTATIVES. -
CATALOG AND PARTS SHEE T OF ALL MATERIAL AND EQUIPMENT Ruiza (R Q
COMPLETE DPERATING AND AAINTENANCE MSTRUS TIONS FOR ALL EQUIPKENT 15FAL ACRE FEET 036 ACRE FEE] BB Siream Roatar (MK 352 %
COMPL Spray (5) 3067 %
31 AT COMPLETION OF MAINTENANCE PERIOD, PROVIDE OWNER WITH THREE (1] EACH OF ALL OPERATING AN ING HEYS AND WRENCHES ERCEATOR ETo o Bubblat B) 2
REQUIRED FOR COMPLETE MAINTENANGE AND GPERRTION UF AL HEADS AND VALVES PROVIDE TW (2] KEYS 70 CONTROLLER CASINET Dapil) ___ 20
JCHORATIONS InLine Do L]
sy om PR a0 mW ) 40 = wmesE [ip
= om0y i

EARL RESIDENCE SAN CLEMENTE TRAIL, LOT 118, CARMEL, CA IRRIGATION NOTES & LEGEND
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Drive 31.0 miles, 49 min

CONSTRUCTION NOTES

. ALL WORK SHALL TAKE PLACE DURING DAYLIGHT HOURS, MONDAY -
( © 12 San Clemente Trail y FRIDAY, 8 AM TO 5PM
(A—— el £A 57820 2. WATER ALL ACTIVE CONSTRUCTION AREAS AT LEAST TWICE PER DAY,
\ﬁ FREQUENCY SHOULD BE BASED UPON THE TYPE OF OPERATION, SOIL,
ke Rabinson Canyan Rd to Carmel Valley Rd AND WIND EXPOSURE
$hmid Py 3. ALL GRADING ACTIVITIES SHALL BE HALTED DURING PERIODS OF HIGH
WINDS { 15 MPH ).
HAUL TRUCKS SHALL MAINTAIN 2 - FEET FREEBOARD AND BE COVERED,
COVER INACTIVE STORAGE PILES.
v THE SIGNED PERMITS AND THE APPROVED CONSTRUCTION PLANS SHALL
ey e BE MAINTATNED IN A CONSPICUOUS LOCATION AT THE CONSTRUCTION
o JOB SITE AT ALL TIMES, AND THAT COPIES ARE AVAILABLE FOR AGENCY
v Carmel Valley Ad and ©A-1 N 1o Charles Benson Rd REVIEW UPON REQUEST. ALL PERSONS INVOLVED WITH THE
- 24 " CONSTRUCTION SHALL BE BRIEFED ON THE CONTENT AND MEANING OF
THE PERMITS AND THE APPROVED CONSTRUCTION PLANS, AND THE
: 1 armel Valley Rd PUBLIC REVIEW REQUIREMENTS APPLICABLE TO THEM, PRICR TO
e Gamnan i g P — i COMMENCEMENT OF CONSTRUCTION.
' i EQUIPMENT WASHING, REFUELING AND SERVICING SHALL TAKE PLACE
OMLY ONSITE. APPROPRIATE BEST MANAGEMENT PRACTICES SHALL BE
i USED TO ENSURE THAT NO SPILLS OF PETRCLEUM PRODUCTS OR OTHER
o Dl Mante Bl CHEMICALS TAKE PLACE DURING THESE ACTIVITIES. SEE THE EROSION
CONTROL PLAN FOR FURTHER SPECIFICATIONS.
Lo Charles Renson Rd . THE CONSTRUCTION SITE SHALL MAINTAIN GOOD CONSTRUCTION SITE

04797

s Charles Benson Rd

-

Lot

t #ad et on San Clemente

Aroya Suqu

- d I

s Tiabingan Earan A

& Allaire

Carmel

&
£

o

 Mante Bluel a1

Stocker
g

1 ardevits

@

vl HOUSEKEEPING CONTROLS AND PROCEDURES ( E.G.: CLEANUP ALL LEAKS,
DRIPS, AND OTHER SPILLS IMMEDIATELY; KEEP MATERIALS COVERED AND
OQUT OF THE RAIN, INCLUDING COVERING EXPOSED PILES OF SOILS AND
WASTES, DISPOSE OF ALL WASTES PROPERLY, PLACE TRASH RECEPTACLES
©ON SITE FOR THAT PURPOSE, AND COVER OPEN TRASH RECEPTACLES
DURING WET WEATHER).

ALL EROSION AND SEDIMENT CONTROLS SHALL BE IN PLACE PRIOR TO
THE COMMENCEMENT OF CONSTRUCTION AS WELL AS AT THE END OF
EACH WORKDAY. AT A MINIMUM, SILT FENCES, OR EQUIVALENT
APPARATUS, SHALL BE INSTALLED AT THE PERIMETER OF THE

THEE PHOTECTION FER ARBORIST = CONSTRUCTION SITE TO PREVENT CONSTRUCTION-RELATED RUNOFF AND/
COR SEDIMENT FROM LEAVING THE SITE,

8

CONSTRUCTION COORDINATOR

2 CONTRACTOR SHALL PROVIDE A CONSTRUCTION COORDINATOR THAT CAN

BE CONTACTED DURING CONSTRUCTION, SHOULD QUESTIONS ARISE DURING
CONSTRUCTION ( IN CASE OF BOTH REGULAR INQUIRES AND IN
EMERGENCIES). THEIR CONTACT INFORMATION { INCLUDING THEIR ADDRESS
AND 24-HOUR PHONE NUMBERS) SHALL BE CONSPICUOUSLY POSTED AT THE
JOB SITE IN A MANNER THAT THE CONTACT INFORMATION IS READILY
VISIBLE FROM PUBLIC VIEWING AREAS, THE POSTING SHALL INDICATE THAT
THE CONSTRUCTICN COORDINATOR SHOULD BE CONTACTED TO ANSWER
ANY QUESTIONS THAT ARISE DURING CONSTRUCTION ( IN CASE OF BOTH
REGULAR INQUIRES AND IN EMERGENCIES). THE CONSTRUCTION

ARRaL COORDINATOR SHALL RECORD THE NAME, PHOMNE NUMBER AND NATURE OF
ALL COMPLAINTS AND TAKE REMEDIAL ACTION, IF NECESSARY, WITHIN 24
HRS OF RECEIPT QF THE COMPLAINT OR INQUIRY.

AS SHOWN

DATE : OCTOBER 2014

SCALE

TO BE USED FOR PAR

CONSTRUCTION MANAGEMENT PLAN

N CONSTRUCTION ACTIVITY DESCRIPTION
DURATION: 12 MONTHS
MONDAY THRU FRIDAY 8AM - 5PM

10 WORKERS
6 REGULAR PICKUP TRUCKS

80% RECYCLE RATE FOR LUMBER.
TRASH AND UNRECYCLED DEBRIS ARE COLLECTED ON SITE IN A PORTABLE

TRAILER AND REMOVED BY TOWING BEHIND A REGULAR PICKUP TRUCK ONCE
A MONTH TO THE MARINA LANDFILL.

EARL RESIDENCE
12 SAN CLEMENTE TRAIL
CARMEL, CA 93923

AREA 1: VEHICULAR PARKING ON EXISTING TURNOUT
AREA 2: MATERIAL STOCKPILE

THE ONLY GRADING TO BE DONE IS TO CUT THE FOOTINGS, THERE 1S NO
IMPORT OR EXPORT OF DIRT.

CMP
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EXHIBIT_E__.

SANTA LuciA PRESERVE

December 15, 2014

Richard Beard

Richard Beard Architects

2475 3" Street

San Francisco, California 94107

RE: Lot 118 Earl Residence — DRB Final Approval

Dear Richard:

The Design Review Board has review and approved the plans from Bernard Trainor and
Associates dated 12-10-14 with the changes required from the Final Design Review Meeting.
The Earl's may proceed with the County submittal process.

If there are any changes, please submit one full size, one half size and one 11x17 size revised
sheets to the DRB for review and approval. Once the owners are ready to start construction,

please contact Kristin Setliff to set up a Pre-Construction meeting.

If you have any questions, please feel free to contact me at 831-620-6710 or via email at
llerable @santaluciapreserve.com.

Regards,

Lindsay Lerable
DRB Manager

CC Jeff and Medina Earl
Bernard Trainor and Associates

Lisa Victor
DRB



EXHIBIT_E__

v 26700 Rancho San Carlos Road
A\,L Carmel, CA 93923
A Phone: 831.626.8595

Fax: 831.626.8522
www.slconservancy.org

SANTA LUCIA
CONSERVANCY

September 29, 2014
Carmel, California

Monterey County Planning Department
168 W Alisal Street
Salinas, CA 93901

Re: Lot 118 Earl Residence — Amendment to Existing Driveway Location
To whom it may concern,

After considering the aspects of both locations, the Santa Lucia Conservancy believes that the existing
driveway alignment on Lot 118 is preferred over the previously-approved driveway alignment, for the
following reasons:

(1) The existing location has a shorter total length where it passes through the Openland.

(2) The existing location results in a gentler slope, less grading and fewer retaining walls.

(3) The existing location resulted in a reduction in trees removals and tree impacts.

(4) Moving the existing driveway to the previously-approved location would cause significant
ecological damage to both locations.

If you have any questions or comments, please feel free to contact me at the office at (831) 626-8595
x103 or via email at chauser(@slconservancy.org .

Sincerely,

Christopher Hauser
Director of Land Stewardship
Santa Lucia Conservancy

Cc: Richard Beard
Jeff and Medina Earl

26700 Rancho San Carlos Road ¢ Carmel, California 93923-7998
831-626-8595 « 831-626-8522 fax
www.slconservancy.org



RICHARD BEARD Architects C
EXHIBIT

December 15, 2014

Grace Bogdan

County of Monterey - Planning Department
168 West Alisal, 2nd Floor

Salinas

CA 93901

Lot: Earl Residence, Santa Lucia Preserve Lot 118
12 San Clemente Trail
Carmel, CA 93923

APN:  239-091-043
Planning Application Project Scope

Property Description
This 24 acre property lies on a heavily wooded site within the Santa Lucia Preserve. The terrain is steep

with some slopes of more than 60%. There is currently a short unpaved road from San Clemente Trail that
goes partially up to the building site. The trees are primarily coast live oaks with some valley oaks and
California bays.

Proposed Scope of Work
The three bedroom residence will consist of a 3,589 square foot Main Level, a 1,404 square foot
Basement Level and a 646 square foot detached Garage.

The proposed building site is on the uppermost and flattest area of the land; this area has slopes ranging
from approximately 3% to 30%. The house has been sited to respond to the slope constraints and to
assure the health of as many of the trees as possible. A small portion of the Master Bedroom, Guestroom,
and Hobby Room impinges upon slopes of slightly over 25%.

A new driveway winds up to the building site. Guest parking will be located about one-third of the way up
this drive at an elevation of approximately +1504. The Arrival Court, at +1529, accommodates a fire truck

turn around and an additional guest parking space.

Early coordination with the project arborist has resulted in a house and driveway that are sited to have
minimal impact on the surrounding oaks. Twenty-six trees are proposed for removal.

The highest ridge of the house, the main living area, is 29 feet above the lowest existing grade. The
remaining ridges are 23 feet or lower.

path: p:\1404 earl residence\regulatory\planning\planning dept\141215-ea-scope.docx

www.richard-beard.com
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Introduction

INTRODUCTION

DENISE DUFFY & ASSOCIATES, Inc. (DD&A) was contracted by Jeff and Medina Earl to prepare a
Biological Assessment for Lot 118 (APN: 239-091-043; 12 San Clemente Trail), located within the Santa
Lucia Preserve (Preserve), in Monterey County, California (Figures 1 and 2). The project consists of an
approved residential development within the parcel’s designated homeland site. The purpose of this study
is to identify any changed circumstances or new information not adequately addressed in the Santa Lucia
Preserve Project Environmental Impact Analysis (EIR; Jones & Stokes, 1995), in an effort to determine
the need for additional analysis in accordance with California Environmental Quality Act (CEQA)
Guidelines Section 15162 and Monterey County policy and requirements. This report is an analysis of
the approved project in the context of the approved EIR, but necessary to ensure no new information or
changed circumstances have occurred since the certification of the environmental documents and
entitlements in the mid-1990s.

Project Description

The project site is located in the foothills on the southern side of Carmel Valley (Figure 1), within the
Santa Lucia Preserve (Preserve), a 20,000 acre, low-density housing development and permanent nature
preserve. Over 80% of the Preserve is undeveloped (wildlands) and is owned and managed as open space
by the Santa Lucia Conservancy (SLC), an independent land conservation entity. Approximately 300
residences are approved for development on the Preserve, each development restricted by a defined
building envelope (homeland). The remainder of each parcel is to remain open space (openland) and has
a conservation easement placed on it, prohibiting development in perpetuity. As a key component of the
planning for the Preserve, homelands were cited to avoid biological resources. As a result, the
entitlement of the Preserve facilitated the permanent protection of over 18,000 acres of high value habitat
and locates all development on the least sensitive areas, avoiding almost all impacts to riparian and
wetland habitat, coastal prairie, and habitat for special-status plant and wildlife species. The proposed
project includes only development within the approved homeland boundary of Lot 118.

Background

In 1994, the Rancho San Carlos Partnership (RSCP) submitted the Comprehensive Development Plan for
the 20,000-acre Rancho San Carlos, creating the Santa Lucia Preserve. The Comprehensive Development
Plan outlined resource protection principles and identified the location of development and preservation
areas throughout the Preserve. The Comprehensive Development Plan designated 18,000 acres of the
Preserve’s most valuable environmental resources as open space to be retained permanently as “Preserve
Lands” for grazing, recreation and resource conservation. In 1994-1995, the County prepared and
circulated a Draft EIR for the entire Santa Lucia Preserve Comprehensive Development Plan (EIR No 94-
005). In February 1996, the County certified the Final EIR and approved the Santa Lucia Preserve
Comprehensive Development Plan, subject to Conditions of Approval (Resolution 96-059 and 96-060 for
PC94067, and Resolution 96-059 for PC94218). In August 1997, the County re-approved the Santa Lucia
Preserve Comprehensive Development Plan (Resolution No. 97-360), including certification of an
addendum to the Final EIR.

Subsequent to certification of the EIR and project approval, a number of events transpired which resulted
in minor modifications to the project and the circumstances under which the project would have been
undertaken. These include the listing of the California red-legged frog as endangered under the federal
Endangered Species Act (ESA) and the listing of the steelhead as threatened under the ESA. Pursuant to
the ESA, the U.S. Fish and Wildlife Service (Service) issued a “no jeopardy” biological opinion for the
project. In August 1997, the County re-approved the Santa Lucia Preserve Comprehensive Development
Plan (Resolution No. 97-360), including certification of the addendum to the Final EIR. The addendum
determined the changes and new information identified did not result in any new significant

Denise Dufty & Associates, Inc. 1 Biological Resources Report
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Introduction

environmental effects beyond those evaluated in the final EIR. Lot 118 was described and analyzed in the
above approved documents for the Preserve. No changes to the previously approved development are
being proposed.

Denise Duffy & Associates, Inc. 4 Biological Resources Report
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Introduction

METHODS

The attached report is an analysis of the currently approved project in the context of the EIR and its
Addendum. The intent of the report is to document the sensitive biological resources present within the
Lot 118 homeland, as identified in the existing CEQA document, and to clearly identify and disclose any
potential new biological impacts not previously evaluated in the EIR and Addendum in an effort to
determine the need for additional analysis in accordance with CEQA Guidelines.

Personnel and Survey Dates

A reconnaissance survey cted at the project site on May 23, 2014 by DD&A Associate
Environmental Scientist\Matthew Johnsoh, and Assistant Environmental Scientist 3 to verify
that site conditions had not changed from that documented in the EIR. The survey consisted of
verification of the habitat mapping and evaluation of the presence or potential presence of special-status
species not evaluated within the EIR. Prior to conducting the field surveys, available reference materials
were reviewed, including the California Department of Fish and Wildlife (Department) California Natural
Diversity Database (CNDDB) occurrence reports (Department, 2014) and numerous biological reports
prepared for the Preserve (see “Data Sources” below).

Special-Status Species

Special-status species are those plants and animals that have been formally listed or proposed for listing
as Endangered or Threatened, or are Candidates for such listing under the federal ESA or the California
Endangered Species Act (CESA). Listed species are afforded legal protection under the ESA and CESA.
Species that meet the definition of Rare or Endangered under the CEQA Section 15380 are also
considered special-status species. State species of special concern meet this definition and are typically
provided management consideration through the CEQA process, although they are not legally protected
under the ESA or CESA. Additionally, the Department also includes some animal species that are not
assigned any of the other status designations in the CNDDB “Special Animals™ list. The Department
considers the taxa on this list to be those of greatest conservation need, regardless of their legal or
protection status.

Plants listed as rare under the California Native Plant Protection Act (CNPPA) or on the California Native
Plant Society (CNPS) lists are also treated as special-status species. In general, Department considers
plant species on List 1 (List 1A [Plants Presumed Extinct in California] and List 1B [Plants Rare,
Threatened, or Endangered in California and Elsewhere]), or List 2 (Plants Rare, Threatened, or
Endangered in California, But More Common Elsewhere) of the CNPS [Inventory of Rare and
Endangered Vascular Plants of California (CNPS, 2010) as qualifying for legal protection under this
CEQA provision." In addition, species of vascular plants, bryophytes, and lichens listed as having
special-status by the Department are considered special-status plant species (Department, 2014).

Raptors (e.g., eagles, hawks, and owls) and their nests are protected under both federal and state laws and
regulations. The federal Migratory Bird Treaty Act (MBTA) of 1918 and Fish and Game Code Section
3513 prohibit killing, possessing, or trading migratory birds except in accordance with regulation
prescribed by the Secretary of the Interior. Birds of prey are protected in California under Fish and Game
Code Section 3503.5. Section 3503.5 states that it is “unlawful to take, possess, or destroy the nest or
eggs of any such bird except otherwise provided by this code or any regulation adopted pursuant thereto.”
In addition, fully protected species under the Fish and Game Code Section 3511 (birds), Section 4700

! Species on CNPS List 3 (Plants About Which We Need More Information - A Review List) and List 4 (Plants of Limited
Distribution - A Watch List) may, but generally do not, qualify for protection under this provision.

Denise Duffy & Associates, Inc. 5 Biological Resources Report
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Introduction

(mammals), Section 5515 (fish), and Section 5050 (reptiles and amphibians) are also considered special-
status animal species. Species with no formal special-status designation but thought by experts to be rare
or in serious decline are also considered special-status animal species (Department, 2014).

After careful consideration, the Department has removed the Service’s federal species of concern
designation from the CNDDB. The federal species of concern list was an internal Service list maintained
by some of the field offices comprised of taxa that were formerly designated as Candidate categories C1
and C2 plus some other miscellaneous taxa. This list is no longer updated within the Ventura Service
office. As a result, the federal species of concern designation is not considered an indicator of special-
status species status in this analysis.

Sensitive Habitats

Sensitive habitats include riparian corridors, wetlands, habitats for legally protected species, areas of high
biological diversity, areas supporting rare or special-status wildlife habitat, and unusual or regionally
restricted habitat types. Habitat types considered sensitive include those listed on the CNDDB’s working
list of high priority and rare natural communities (i.e., those habitats that are Rare or Endangered within
the borders of California) (Department, 2010), those that are occupied by species listed under ESA or are
critical habitat in accordance with ESA, and those that are defined as Environmentally Sensitive Habitat
Areas (ESHA) under the California Coastal Act (CCA). Specific habitats may also be identified as
sensitive in City or County General Plans or ordinances. Sensitive habitats are regulated under federal
regulations (such as the Clean Water Act and Executive Order 11990 — Protection of Wetlands), state
regulations (such as CEQA and the Department Streambed Alteration Program), or local ordinances or
policies (such as City or County tree ordinances, Habitat Management Plan [HMP] areas, and General
Plan elements).

Data Sources

The primary literature and data sources reviewed in order to determine the occurrence or potential for
occurrence of special-status species at the project site are as follows: current agency status information
from the Service and Department for species Listed, Proposed for listing, or Candidates for listing as
Threatened or Endangered under ESA or CESA, and those considered Department “species of special
concern” (2014); the CNPS Inventory of Rare and Endangered Vascular Plants of California (CNPS,
2010); CNDDB occurrence reports (Department, 2014), the Protocol-level California Tiger Salamander
Survey Report for the Santa Lucia Preserve, Monterey County, California (DD&A, 2008); the 2013
Stock-Pond Survey Report for the Santa Lucia Preserve, Monterey County, California (DD&A, 2013);
the Santa Lucia Preserve Project Environmental Impact Report (Jones & Stokes, 1995), County of
Monterey Santa Lucia Preserve Addendum to EIR (No. 94-005) (Jones & Stokes, 1997); Final Special-
Status Biological Resources Report for Rancho San Carlos (BioSystems Analysis, Inc. 1994); and
technical appendices 6.1-List of Plant Species by Habitat Encountered at Rancho San Carlos and 6.2-
Rancho San Carlos Habitat List and Descriptions from the SLP Resource Management Plan (RCSP,
1994a and 1994b).

Botany

Vegetation on the project site was classified and mapped during surveys of the Preserve (RSCP, 1994a
and PMC, 2004). This information was reviewed during the field surveys in order to confirm or update
the data. The final characterization of the vegetation of the project site is based on field observations.
Information regarding the distribution and habitats of local and state vascular plants were reviewed
(Howitt and Howell, 1964 and 1973; Munz and Keck, 1973; Baldwin, et.al., 2012; Matthews, 2006;
Jepson Flora Project, 2012). Scientific nomenclature for plants in this report follows Baldwin, et.al.,
(2012) and common names follow Matthews (2006).

Denise Duffy & Associates, Inc. 6 Biological Resources Report
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Wildlife

The following literature and data sources were reviewed: Department reports on special-status wildlife
(Remsen, 1978; Williams, 1986; Jennings and Hayes, 1994; Thelander, 1994) and California Wildlife
Habitat Relationships Program species-habitat models (Department, 2008; Zeiner et al., 1988; and Zeiner
et al., 1990); and general wildlife references (Stebbins, 1985).

Denise Duffy & Associates, Inc. 7 Biological Resources Report
SLP Lot 118



Results

RESULTS

Habitat Types

The EIR identified one habitat type within the Lot 118 homeland (Figure 3): mixed oak woodland (Jones
& Stokes, 1995). The May 2014 site survey verified that the current habitat has not changed since the
original survey.

Sensitive Habitats

The project site is within critical habitat mapping unit MNT-2 for the federally Threatened CRLF, which
was designated by the Service in 2006 (71 FR 19243-19346) and revised in 2010 (75 FR 12816-12959).
Although the designation of critical habitat occurred after certification of the EIR, impacts to CRLF
habitat was analyzed in the document and a “no jeopardy” biological opinion was issued by the Service.
More importantly, a critical habitat designation applies only when federal funding, permits, or projects are
involved. Critical habitat requirements do not apply to citizens engaged in activities on private land that
do not involve a federal agency. As such, this new information does not result in the identification of new
significant impacts and requires no new mitigation.

Special-Status Plant Species

As part of the effort to determine any changed circumstances within the Lot 118 homeland, an analysis
was completed to determine if any special-status plant species with known occurrences in the vicinity
have become present within the site subsequent to the preparation of the EIR. A list of special-status
plants with the potential to occur on the site was compiled utilizing all available occurrence data,
including CNDDB occurrences from the Seaside and Mt. Carmel quadrangles, and all relevant SLP
documents. Each species was analyzed to determine if appropriate habitat existed within the site
(Appendix A). A presence/absence survey was conducted at the appropriate time of year to survey for
species that have been determined to have the potential to occur on the site based on the presence of
appropriate habitat (May 2014). No special-status plants were identified during the survey and none are
expected to occur.

Special-Status Wildlife

The EIR identified 33 special-status wildlife species within the SLP. Potential impacts to these species
that might occur as a result of the development of Lot 118 were described and analyzed in the EIR. No
new impacts have been identified. Mitigation measures are provided in the EIR to avoid or reduce
impacts to these species to a less-than-significant level under CEQA. However, there is new information
for one of the wildlife species identified in the EIR as having the potential to occur: California tiger
salamander (CTS; Ambystoma californiense).

New information specific to CTS includes the following: CTS was listed as federally Threatened on
August 4, 2004 (69 FR 47211-47248) and state threatened on March 3, 2010; revised methods used to
evaluate potential impacts to CTS have been published by Department and the Service.

The EIR included CTS as a special-status species that was known to occur within the Preserve at Pond 13.
In locating development for the Preserve, all ponds were avoided and residential development was
significantly limited in the vicinity of Penon Peak. The EIR concluded that in doing so, impacts to pond-
breeding species were considered less-than-significant.

Denise Duffy & Associates, Inc. 8 Biological Resources Report
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Results

Starting in 2002, the RSCP, with guidance from the Service and Department, engaged in a Preserve-wide
protocol-level survey effort to document CTS demography and census what ponds were being used as
breeding resources by the species. Protocol aquatic surveys were conducted at all 28 ponds on the
Preserve from 2003 through 2007. The protocol includes surveying the ponds three times each year
during the spring and early summer. During that same time frame, 17 of the 28 ponds were determined to
be potential breeding habitat. Upland protocol drift fence/pit-fall trap studies were conducted at the 17
ponds that represented potential breeding habitat. These studies consisted of installing fencing and pitfall
traps around a target pond and checking the traps on a daily basis during rain events for the duration of
the rainy season (October 15 through March 15). The result of this exhaustive survey and trapping effort
is a detailed understanding of the distribution of this species within the Preserve.

Subsequent to the certification of the EIR, CTS were documented to breed in four additional ponds on the
Preserve, (Ponds 2, 3, 10, and 11). Currently, the Service and Department assume the presence of this
species in appropriate habitats within 2.2 kilometers of a known breeding pond unless a negative finding
is shown through protocol surveys. However, current scientific information indicates that greater than
95% of dispersing CTS are found within 630 meters of a breeding pond.

Lot 118 is not within 2.2 kilometers of a known breeding pond (Figure 4). No CTS are present within the
homeland of Lot 118 and no impacts will occur to CTS as a result of the project.

A search of current published occurrence data did not identify any new occurrences of special-status
wildlife species within Lot 118. Further, the search did not identify any additional special-status wildlife
species occurring within the Seaside or Mt. Carmel USGS Quads that were not evaluated in the EIR. As
such, development within Lot 118 is unlikely to result in impacts to special-status wildlife species that
were not evaluated within the EIR.

Denise Duffy & Associates, Inc. 10 Biological Resources Report
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Summary

SUMMARY

An evaluation was conducted to determine if there were any changed circumstances or new information
relevant to biological resources for Lot 118 that were not evaluated within the FIR or Addendum. It was
determined that there were no changed circumstances, but there was new information. However, the new
information does not result in any new impacts and no new mitigation or additional analysis is required.
The new information is summarized below:

The project site is within critical habitat mapping unit MNT-2 for the federally Threatened CRLF, which
was designated by the Service in 2006 and revised in 2010. However, impacts to CRLF habitat were
analyzed in the EIR supplement and mitigation was provided. More importantly, a critical habitat
designation applies only when federal funding, permits, or projects are involved. Critical habitat
requirements do not apply to citizens engaged in activities on private land that do not involve a federal
agency. As such, this new information does not result in the identification of new impacts and requires no
new mitigation.

The regulatory status, regulatory agency impact analysis methods, and the known distribution of CTS
within the Preserve have changed since the preparation and certification of the EIR. However, Lot 118 is
not within the standard regulatory buffer of 2.2 kilometers from a known breeding pond. Therefore CTS
do not occur within the Lot 118 homeland, no impacts will occur to this species and no new mitigation is
required.

Denise Dufty & Associates, Inc. 12 Biological Resources Report
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EXHIBIT_H AZ
Denise Duffy & Associates, Inc.
PLANNING AND ENVIRONMENTAL CONSULTING

January 19, 2015

Grace Bogdan
Assistant planner
Monterey County RMA

Subject:  Additional Information and clarification to the Biological Assessment Report — Lot #118,
Santa Lucia Preserve

Per your request, the following memo provides additional information and clarification specific to the
potential for impacts to the California Red-legged Frog as presented in the biological assessment report
for Lot #1 18 on the Santa Lucia Preserve (SLP).

Protocol level surveys have been conducted at Pond 25 in years 2003-2007 and 2013 (Final 2013 Stock-
Pond Survey Report for The Santa Lucia Preserve, Monterey County, California). Six years of survey
data is much more than would typically be performed as part of a regulatory or environmental process and
is the result of on-going research and management performed and directed by the Santa Lucia
Conservancy (SLC).

A couple of important factors to understand in relation to CRLF distribution within the SLP include pond
hydrology and distribution of fish and bullfrogs. Fish and bullfrogs can only breed in perennial or
permanent water bodies, while CRLF can breed in seasonal ponds. Fish and bullfrogs eat CRLF larva and
make it very hard for successful breeding to occur for CRLF if they are in the same pond. The result is
that in areas where there are many permanent ponds with fish and bullfrogs, such as the proposed location
of Lot 118, CRLF numbers are extremely low and only consist of migrants from other areas where they
are successfully breeding in seasonal ponds.

The results of this extensive body of survey data show that CRLF have not been shown to breed at Pond
25." A small number of adult CRLF were identified during surveys in 2007, however, no CRLF larvae
have been detected at the pond. These adults were migrants from other seasonal ponds attempting to
breed, but unsuccessful as evidenced by the lack of larvae identification. CRLF will not likely be able to
breed successfully in any significant numbers while fish and bullfrogs occupy this pond. The area in
which this pond is located has a high water table and is a permanent pond. As a result, CRLF will likely
never be able to occupy this pond to successfully breed in any meaningful numbers and is even less likely
to be impacted by residential development and occupancy of the proposed residential development over
1000 feet from the ponds edge. It is clear based on the survey data and the distance of the pond from the
proposed residential development that there will be no impacts to CRLF.

Please let me know if you have any additional questions or concerns.

" This is a correction from the biological assessment Figure 4 which labeled pond 25 as a “Confirmed CRLF
Breeding Pond”. As identified within the text of this memo and the accompanying 1013 Survey Report, no CRLF
larvae, or tadpoles have even been documented in Pond 25.



Denise Duffy & Associates, Inc.
PLANNING AND ENVIRONMENTAL CONSULTING

DD&A

Sincerely,

Josh Harwayne, Senior Project Manager
DENISE DUFFY & ASSOCIATES, INC.



Maureen Hamb- Certified Arborist WE228(0
Professional Consulting Services
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CONSTRUCTION IMPACT ANALYSIS
TREE PROTECTION PLAN
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849 Almar Ave. Suite C #319 Telephone: 831-763-6919
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email: maureenah@sbcglobal.net Mobile: 831-234-7735
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ASSIGNMENT/SCOPE OF SERVICES

Residential development plans have been completed for Jeff and Medina Earl on lot 118
of the Santa Lucia Preserve. The site is densely forested with oak trees that could be
affected by the development. In June of this year, the property owners retained me to
evaluate the health, structural stability and suitability of the trees in preparation for
development.

I recently completed a site visit to evaluate any changes in tree condition and review the
final development plans prepared by Richard Beard, the project Architect, Bernard
Trainor and Associates the Landscape Architects and Whitson Engineering. The potential
impacts to the trees have been evaluated and my findings and recommendations are
included in this report.

SUMMARY

In June of this year, I completed an evaluation of trees growing within the “homeland
boundary” of lot 118 of the Santa Lucia Preserve. | prepared an inventory of 83 trees
growing adjacent to the proposed development area. Another 200 trees are located in
areas that will be undisturbed or are in the conservation easement.

Since that time, the final plans have been completed and impacts to the trees have been
analyzed. The attached inventory includes specific impacts and recommendations for
protecting the trees evaluated in the initial study.

The site is densely forested with coast live oak trees. In general, the trees are in fair
condition. The trees on the slope where the driveway access is proposed display
structural defects commonly found in dense forest systems. These trees tend to be tall
with suppressed foliar development. Decay was found in a number of mature trees,
several are at risk of failure due to this type of defect.

The initial study revealed the presence of Sudden Oak Death (Phytophthora ramorum) on
trees within and outside the homeland boundary. California bay laurel trees
(Umbellularia californica) are growing throughout the oak woodland and are responsible
for carrying and passing on the disease. Oaks, both immature and mature were found to
be infected with the disease; several are standing dead.

Researchers have determined that the removal of bay trees growing adjacent to oaks can
limit the spread of the infection. As bay trees are not protected by local ordinances
several have been removed to protect the uninfected oaks.
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The proposed development includes a single family home and detached garage. The
residence is located near the center of the homeland, the only area with a natural opening
that is not affected by steep slopes. The most appropriate driveway access will bisect
dense tree growth.

A total of 26 trees will require removal to construct the site as proposed. Of this group,
three trees meet “Landmark”™ criteria as defined in Monterey County Ordinances.

A replanting plan that includes the installation of 84 replacement trees will be completed
on the sloped areas below the development. Valley oak seedlings are recommended for
the replanting plan, as a species they are not susceptible to Sudden Oak Death and are
appropriate for the site.

BACKGROUND/TREE INVENTORY OVERVIEW

In June of this year, I visited the proposed development site to complete a visual
assessment of the trees. For purposes of identification, | affixed numbered tags to the tree
trunks and documented the corresponding locations on the attached site map.

The inventory included in this report documents the species, trunk diameter, ratings for
tree condition a summary of impacts and recommendations and Critical Root Zone (CRZ)
radius for each tree.

Tree Species
Each tree was visually inspected to determine tree species. On this site, the tree species
include Coast live oak (Quercus agrifolia) and valley oak (Quercus lobata).

Trunk Diameter

Trunk diameter is determined using a specialized diameter tape and measured at a point
24 inches above natural grade. Monterey County ordinances protect oaks greater than six
inches in diameter (21.64.260.D.3.5).

Ratings for Tree Condition
These ratings are determined using the following methods:

The visual tree assessment is based on methods developed by Claus Mattheck and
described in The Body Language of Trees. This type of assessment includes an
evaluation of the biology and mechanics of each tree. They are rated as “good”, “fair” or
G6p00r37'
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Tree stands and individual trees vary in their suitability for preservation on a
development site. Data on species tolerances, along with overall tree condition can
indicate the level of impact the tree can withstand without suffering long-term
detrimental affects. Trees that are structurally unstable may represent a risk to the users
of the site. Trees in poor health or those species that are intolerant of site alterations may
not survive the impacts of construction.

The biological assessment is used to determine health status and includes an evaluation of
the following:

e Vitality of the leaves, bark and twigs

e Presence of fungi, decay or insect infestations
e Percentage and size of dead branching

e Status of old wounds or cavities

Healthy trees in “good™ health display dense full canopies with dark green foliage. Dead
branching is limited to smaller twigs no greater than one inch in diameter. No evidence
of disease, decay or insect activity is visible.

Trees in “fair” health have 10-30% foliar dieback, with dead branching limited to smaller
twigs and branches and minor evidence of disease, decay or insect activity.

Trees in “poor” health display greater than 30% foliar decline, dead branches greater than
two inches in diameter and/or areas of decay, disease or insect activity.

The mechanical assessment is used to evaluate the structural integrity of the tree and
includes an evaluation of the following:

e Integrity of the framework of the tree (supporting trunk and major branches)
External symptoms (bulges, ribs or cracks) that can indicate internal weakness or
defect

e Lean of main trunk and canopy configuration

e Development of root buttress

e Cavities or decay in the supporting trunk or large scaffold branches

Trees with “good” structure are well rooted with visible taper in the lower trunk leading
to buttress development. These qualities indicate that the tree is solidly rooted in its
growing site. No significant defects such as codominant stems (two stems of similar size
that emerge from the same point on the trunk), weakly attached branches, cavities or
decay are present.
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Trees with “fair” structural integrity may have defects such as poor taper in the trunk,
inadequate root development or growing site limitations. They ay have multiple trunks,
included bark (where bark turns inward at an attachment point), or suppressed canopies.
Small areas of decay or evidence of minor limb loss may be present in these trees. The
structural defects in these trees can be improved using common maintenance procedures.

Poorly structured trees display one or more serious structural defects that may lead to the
failure of branches, trunk or the whole tree as a result of uprooting. Trees in this
condition may have had root loss due to decay or site limitations.

The supporting trunk or large stems could be compromised by decay or structural defect
(large codominant stems with included bark). Trees in this condition represent a risk. In
some situations maintenance procedures such as removal of dead branching, severe
crown reduction or the installation of cable support systems or props can reduce, but not
eliminate the potential hazard. If trees in this condition are retained it is recommend that
a barrier or permanent exclusion zone be installed to limit access under the canopies.

Impact Ratings
This rating system evaluates the level of cumulative impacts related to the proposed
construction as Low, Moderate or High.

e Low impacts are minimal, the optimum protection zone has been allowed.

* Moderate impacts may impact the absorbing or structural root systems. Canopy
modifications of more than 20% could be required. Special construction methods
or pre-construction treatments will be recommended to reduce impacts to an
acceptable level and eliminate the potential decline of the tree.

e High impacts typically require tree removal. If retained, special construction
methods must be implemented, supplemental irrigation may be recommended and
tree condition monitored.

Comments/Recommendations
This section of the inventory summarizes the condition of the tree, construction impacts
and recommendations for the disposition of the tree.

Critical Root Zone

The radius of the CRZ is determined following the evaluation of tree condition and
tolerances. This exclusionary zone is an area of root or canopy development that, if
possible, is left undisturbed.
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The method that has been successfully utilized to define the “optimum” critical root zone
is based on the British Standards Institute (BST) method developed in 1991. It uses
ranges in trunk diameter, tree age and vigor to calculate the exclusionary zone. This
method can be modified to include species tolerances and tree architecture.

OBSERVATIONS

Site Description

The building site is accessed by a steep uphill driveway that enters a narrow more level
area with steep slopes on each side. The slope is densely forested, the center of the level
area 1s a natural opening surrounded by tree growth at the perimeter.

Tree Description
The site is forested with a mix of mature, semi mature and young oaks of various species.
California bay laurel growth is concentrated on the slopes amongst the oaks.

CONSTRUCTION IMPACTS & RECOMMENDATIONS

Valley oak (Quercus lobata) and coast live oak (Quercus agrifolia) have a moderate
tolerance to construction related impacts. They have a particular sensitivity to summer
irrigation and increase in natural grade within the root zone. The fill holds moisture
around the trunk and alters normal gas exchange. Disease and decay can develop in the
structural roots responsible for keeping the tree upright. The absorbing roots can
suffocate and die off due to lack of oxygen.

Ideally, the critical root zone of retained trees would remain undisturbed during
development, eliminating the opportunity for damage and the resulting decline of the
retained trees. In order to achieve maximum tree retention on construction sites it is often
necessary to encroach into the root zone. There are procedures available that can reduce
the affects of these impacts and retain the trees for the long term.

The proposed project includes the construction of a driveway access, detached garage and
single family home. Impacts related to each component of the project have been analyzed
and recommendations summarized here.

Driveway Impacts

The original diagram prepared for this lot during the initial approval process for the Santa
Lucia Preserve indicated a driveway access near the opposite end of the site. When
constructed, the driveway apron was relocated to the current location.
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I visually inspected the area where the original driveway was proposed and found it
steeper and more densely forested than the current location. The overall impacts related
to the driveway are significantly reduced by utilizing the existing location.

The driveway route was studied by the architects, civil engineer and arborist to determine
the level of impacts for several options. This included tree removal, grading and fire
department requirements.

After studying all options, the proposed driveway was selected to reduce site impacts and
meet requirements for access.

Fourteen oak trees will require removal to construct the driveway as proposed. Tree
removal has been avoided to the extent possible based on the constraints of the site.

Other trees adjacent to the grading and excavation for walls and sub grade preparation
will be protected by exclusionary fencing and daily monitoring during grading. If
necessary, proper root pruning will be completed under the supervision of the project
arborist.

Garage Impacts

Four trees will require removal to construct the detached garage. Attempts were made to
design around the trees but the required fire department turn around in conjunction with
30%, slopes limited the space available for the structure.

Single Family Home Impacts

Seven trees are either within or adjacent to the proposed residence. As with the garage,
the location of the structure was dictated by 30% slopes and tree locations. One landmark
tree (#68) 1s within the footprint, the other trees that require removal are small diameter
oaks.

Trees growing on the southwestern slope, below the residence can be retained and will be
protected by wire fencing and straw bale barricades. Excavation for the footings and
foundation will be monitored daily. If necessary proper root pruning will be completed
under the supervision of the project arborist.

DISCUSSION

Tree Removal

Monterey County ordinances encourage the preservation of trees and discourage
unnecessary tree removal. On development projects tree removal must be kept to the
minimum necessary on a case-by-case basis (21.64.260.D.3.5).
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A forest management plan was prepared for Rancho San Carlos in February 1994. This
report included estimates for tree removal based on estimated home size for each lot. At
the time the report was prepared not all lot locations were accurate, in addition the
number of “protected” trees has increased as trunk diameters have become larger over
time.

The 1994 Forest Management Plan estimated the removal of seven protected (oaks
greater than six inches in trunk diameter) trees on this site. The removal required for this
project includes 26 protected trees.

The project design team explored multiple options for development of the site. The
extensive 30% slopes and dense forest condition limits the area for appropriate
development.

Several mature, healthy trees have been incorporated into the project. Two specimen
coast live oaks are located between the garage and residence, behind a low retaining wall.
The CRZ of each tree has been adequately respected and impacts to these trees are not
anticipated.

The western portion of the site will not be developed. An open area will be utilized for
careful construction staging. All trees will be surrounded by exclusionary fencing and
barricades.

Oak Woodland Act

Public Resources code 2183.4 provides guidelines for determining impacts to oak
woodlands proposed for conversion. This project site is oak woodland as described by
California Fish and Game Code Section 1361.

The proposed tree removal associated with the development of the site will not affect the
woodland qualities that currently exist. It will not disturb the integrity of the entire stand,
fragment the overstory component, or create a new forest “edge”. A natural opening in
the forest has been expanded to accept the development components while keeping the
perimeter of the existing woodland intact.

Tree Planting

The Santa Lucia Preserve requires replacement tree planting to compensate for tree
removal. Trees less than 24 inches in diameter are replaced at a ratio of three trees
planted for each removed, trees over 24 inches are replaced at a ratio of five trees planted
for each tree removed.
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Due to the presence of Sudden Oak Death on this site 84 valley oak seedlings will be
utilized as replacement trees. Valley oaks are not susceptible to the disease and are
appropriate for the site. Seedlings will be installed on the sloped areas of the property
below the residence and garage. A monitoring program will be implemented to ensure the
success of the planting.

All retained trees will be protected by the implementation of the recommendations made
within this report including two levels of protection fencing and barricades.

Any questions regarding the trees on this site or the content of this report can be directed
to my office.

Respectfully submitted,

Maureen Hamb- Certified Arborist WE2280
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"ISA Certified Arborist WE2280

Ling services &

EXHIBIT LB L

February 15 2015

Monterey County Planning
Attention: Grace Bogdan
BogdanG@co.monterey.ca.us

Project: SLP lot 118/Earl
Phase: Update

I have again reviewed the project proposed for lot 118 of the Santa Lucia Preserve
to verify that the proposed development area is the most appropriate for preserving
the most significant trees on the site and reducing tree removal to the as much as
possible.

The building footprint location and driveway proposes the removal of smaller trees
which are abundant in this portion of the site. The lower level area of the homeland
is more densely forested with larger diameter trees (pictured below).

After significant review and design consideration it was determined that the
building area proposed is the most appropriate for preserving the tree resources on

this site.

Respectfully,

Maureen Hamb-Project Arborist
849 Almar Ave. Suite C #319 Telephone: 831-763-6919
Santa Cruz, CA 95060 Fax: 831-763-7724

email: maureenah(@sbcglobal.net Mobile: 831-234-7735
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