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

In the matter of the application of:
Robert Louis Stevenson School (PLN080375)
RESOLUTION NO. 09020
Resolution by the Monterey County Plannin g
Commission :
1) Adopt a Mitigated Negative Declaration
2) Approving a Combined Development Permit

consists of: 1) a Coastal Development Permit,
General Development Plan, and Design Approva l
to allow the addition of 4,343 square feet to th e
existing Douglas Hall Administration building with
detached garage; add 7,948 square feet to the
existing Casco Residence; relocate the school' s
main entry off of Forest Lake Road and relocating
parking areas for Douglas Hall and Casco
Residence ; install up to 4 temporary modular unit s
to be utilized as offices and dormitory room s
including 42 temporary parking spaces for
administration staff, residents and students during
construction; allow the proposed additions to an
existing historic structure (Douglas Hall) ; 2) a
Coastal Development Permit to allow the removal
of 23 Monterey pines ranging in size from 6 to 2 9
inches in diameter; grading of 2,200 cubic yards
(1,900 cubic yards of cut and 300 cubic yards of
fill); 3) a Coastal Development Permit for
demolition of an existing dilapidated structure on
the opposite side of forest lake road from the mai n
campus .

(PLN080375, Robert Louis Stevenson School, 315 2
Forest Lake Road Pebble Beach, Del Monte Forest
Land Use Plan (Assessor's Parcel Numbers 008-022-
003-000, 008-022-020-000, 008-022-023-000, and
008-031-002-000) .

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

FINDINGS

1. FINDING : CONSISTENCY - The project, as described in Condition No. 1 and as
conditioned, conforms to the policies, requirements, and standards of the
Monterey County General Plan, Del Monte Forest Land Use Plan, and the



Monterey County Zoning Ordinance (Title 20), which designates this area as
appropriate for development .

	

EVIDENCE : (a)

	

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

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

(c) Pursuant to Section 20 .44.020, the subject parcel is located in a
Design Control Zoning District . Colors and materials proposed wil l
match the existing structure and blend into the surrounding area .

(d) Douglas Hall pre-dates coastal permits but has had subsequen t
pettuitted improvements. Casco Residence was previously permitte d
by Coastal Development Permits under the authority of the Monterey
County Planning Commission .

	

(e)

	

The proposal consists of the following:
1

	

A General Development Plan request to allow additions t o
Douglas Hall and the Casco Residence ;

2. Improvements to the existing entrance for the Douglas and
Casco buildings ;

3. Temporarily relocate the main entry and parking . areas for
Douglas and Casco Residence ; install 4 temporary modular
units to be utilized as offices and 42 temporary parking space s
for administration staff, residents and students durin g
construction ;

4. Allow additions to an existing historic structure (Douglas
Hall) as approved by the HRRB ;

5. A Coastal Development Permit to allow the removal of 2 3
Monterey Pines ranging in size from 6 to 29 inches in
diameter

6. Grading of 2,200 cubic yards (1,900 cubic yards of cut and
300 cubic yards of fill) .

(f) The proposed Combined Development Permit and Genera l
Development Plan met the requirements set forth in the site
development standards for the Institutional Commercial zonin g
district . The project site is located within the Seal Rock Watershed;
however parcels with a commercial land use designation are no t
subject to the coverage limitations under Section 20 .147.030 (b), CIP ,
Part 5 . The project, as proposed complies with the Water and Marin e
Resources Development standards as determined by the Water
Resources Agency of Monterey County . The project is consistent with
the site development standards for IC Districts :
• Height Allowed height measured from the average natural

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

• Height : Allowed height measured from the average natural
grade for a main structure is 35 feet . The proposed structures
identified in the project plans will not exceed a height of 3 5
feet. Douglas Hall additions will not exceed the height of th e
original structure . Casco Residence measured from existing
grade approximate height does not exceed height of 29 .5 feet .

• Setbacks : The project meets the criteria under the I C
development standards for the establishment of setbacks unde r
the proposed General Development Plan. The existing
structure is centrally located within the project area and th e
proposed additions are clearly identified within the
Development Plan thereby establishing the site developmen t
standards for the proposed additions to the existing structures .

• Building Site Coverage : The project area consists of four
parcels with an area of approximately 13 .3 acres or 579,34 8
square feet . The project area allows for approximatel y
231,739 .2 square feet of structural coverage . The combined
structural coverage is approximately 103,355 square feet o r
17 .85%. The site development standards allow 40% maximum
site coverage in the IC zoning District therefore the propose d
project does not exceed the maximum allowed coverage .

• Architectural Consistency:The proposed addition to Douglas
Hall was found to be compatible and architecturally consisten t
by the Historic Resources Review Board and the Land Us e
Advisory Committee. Additionally Casco Residence was
reviewed and found to be architecturally consistent an d
compatible with the main structure .

Based on infolination and materials provided, plus Staff site visit s
conducted in August and September of 2008, to verify that the project
on the subject parcel confonns to the plans listed above . Staff find s
that this project has no issues relative to archaeological, historic, or
biological resources . Proposed development will be located in an
existing disturbed area .
The project was referred to the Del Monte Forest Land Use Advisor y
Committee for review on September 18, 2008 . The LUAC voted t o
recommend approval of the Stevenson School project on a vote of (6-
0) . The committee did not express any concerns over the propose d
improvements nor made any recommended changes or conditions .
The application, project plans, and related support materials submitte d
by the project applicant to the Monterey County RMA - Plannin g
Department for the proposed development found in Project Fil e
PLN080375 .

2 .

	

FINDING : SITE SUITABILITY - The site is physically suitable for the use proposed .
EVIDENCE : (a) The project has been reviewed for site suitability by the following

departments and agencies : RMA - Planning Department, Pebble
Beach Community Services District, Public Works, Environmenta l
Health Division, and Water Resources Agency . There has been no
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(g)

(h)

(i)



indication from these departments/agencies that the site is not suitable
for the proposed development . Conditions recommended by the
Pebble Beach Community Services District have been incorporated .

(b) Technical reports by outside archaeological, Historical, Traffic
Engineer, Biological, and Forest management consultants indicated
that there are no physical or environmental constraints that would
indicate that the site is not suitable for the use or improvement s
proposed as designed, conditioned and mitigated . Although the
project is located within a high archaeological area, the results from
the report were negative . However, a condition has been incorporate d
to require stop work, if during the course of construction, cultural ,
archaeological, historical or paleontological resources are uncovered a t
the site (Condition #4) . County staff concurs . The following report s
have been prepared :

"Preliminary Archaeological Reconnaissance" (LIB080665)
(LIB08021) prepared by Archaeological Consulting, Salinas
CA, February 27, 1992 .

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

- "Geological Report & Geotechnica l
Investigation "(LIB080671) prepared by Moore Twining &
Associates Inc ., dated July 15, 2008 .

- "Historical Resource Study"(LIB080673) prepared by Page &
Turnbull Inc. dated July 30, 200 8

- "Stevenson upper School Parking and Traffi c
Study"(LIB080667, prepared by Higgins Associates, Civil &
Traffic Engineers, dated August 1, 2008 .

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

- "General Development Plan for the Casco and Douglas Hal l
additions and alterations with improvements to the main entr y
into the School property"(PLN080672) . Prepared by applicant
for the County of Monterey, dated July 30, 2008 .

(c)

	

Staff conducted a site visits in August and September of 2008, to verify
that the site is suitable for this use .

(d) The application, project plans, and related support materials submitte d
by the project applicant to the Monterey County Resource
Management Agency - Planning Department for the propose d
development found in Project File PLN080375 .

3. FINDING: TREE REMOVAL - The subject project under the amended Forest
Management Plan minimizes tree removal in accordance with the applicabl e
goals and policies of the Del Monte Forest Land Use Plan and Coasta l
Implementation Plan (Part 5) .

EVIDENCE: (a) The project includes a Forest Management Plan (FMP) as require d
under the Del Monte Forest Land Use Plan (Section 20 .147.050 B .
CIP) and an amended FMP per Section 20 .147.050 C. CIP .
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(b) When reviewing requests for tree removal, environmenta l
considerations shall include review of forest plant associations, native
soil cover, aesthetic values, as well as maintenance of the overal l
health of the stand (Policy #31 & 32 of the Del Monte Forest LUP
and 20.147.050. D (1 & 2) .

(c) Forest Management Plan prepared by Huge E. Smith Urban Forestr y
Consulting Carmel, CA February 12, 1992 . Addendum prepared by
Staub Forestry Environmental Consulting and supplemental updat e
dated March 30, 2007 & September 17, 2008, contained in Projec t
File PLN080375 .

(d) Section 20.147.050.D .7 of the Monterey County Coastal
Implementation Plan, Part 5, states that a Notice of Report will b e
recorded indicating that a Forest Management Plan was prepared fo r
the site. A standard condition of approval has been incorporated int o
the project's conditions of approval (Condition #6) .

(e) Based on the information submitted in the amended FMP staff
determined that removal of the trees, stated in the report and visua l
observation by staff with regard the condition of trees to be remove d
for pest and structural problems . Removal of the trees identified in th e
FMP will not involve a risk of adverse environmental impacts a s
provided under the DMF LUP and the current FMP .

4. FINDING: CEQA - On the basis of the whole record before the Monterey Count y
Planning Commission, there is no substantial evidence that the propose d
project as designed, conditioned, and mitigated, will have a significant effec t
on the enviromnent . The Mitigated Negative Declaration reflects the
independent judgment and analysis of the County.

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

(b)

	

Potentially adverse environmental effects were identified during staf f
review of the development application .

(c) Monterey County prepared an Initial Study pursuant to CEQA. The
Initial Study is on file in the office of the RMA - Plannin g
Department and is hereby incorporated by reference (File No .
PLN080375) . All project changes required to avoid significant effect s
on the environment have been incorporated into the project and/or ar e
made conditions of approval . The Initial Study identified potentially
significant effects relative to Air Quality, Noise and biological
resources . Substantial evidence supports the conclusion that impacts
will be less than significant with mitigation incorporated for thes e
issues .

(d) The Mitigated Negative Declaration was circulated for public revie w
two times from December 31, 2008 to January 30, 2009 . and during
March 1, 2009 to March 30, 2009 .

(e) The Monterey County Resource Management Agency - Planning
Department, located at 168 W . Alisal Street, 2nd Floor, Salinas, CA,
93901, is the custodian of documents and other materials that
constitute the record of proceedings upon which the decision to adop t
the Mitigated Negative Declaration is based .
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A Mitigation Monitoring and Reporting Program (MMRP) has been
prepared and is designed to ensure compliance with conditions and
that mitigation measures are monitored and reported during projec t
implementation. The applicant must enter into an "Agreement t o
Implement a Mitigation Monitoring and Reporting Program" as a
condition of project approval .
For purposes of implementing Section 753.5 of Title 14, Californi a
Code of Regulations, the project may cause changes to the resources
listed under Section 753.5. Therefore, payment of the Fish and Gam e
fee is required .
Evidence that has been received and considered includes th e
application, plans, materials, and technical reports, which are liste d
under Section IX (References) of the Initial Study and contained i n
project file PLN080375 .
To mitigate the physical impacts to a less than significant level th e
following brief summary of the mitigation measures is proposed :
• Air Quality: Mitigation Measure 1 requires a Constructio n

Management Plan,
• Biology: Mitigation Measures 2 through 5 require

2)

	

Tree Replacement
3)

	

Tree and Root Protection
4)

	

Preconstruction Survey for Nesting Bird s
5)

	

Native Landscaping

• Hazardous Materials : Mitigation Measures, 6 and 7 require
7)

	

Compliance with the National Emission Standards fo r
Hazardous Air Pollutants (NESHAP )

8)

	

Hazardous materials shall be handled and disposed i n
accordance with local, state, and federal regulations

• Noise: Mitigation Measures 8 & 9 require
10)

	

All construction equipment shall use noise suppressant
devices for the muffler/exhaust mechanism s

11)

	

The construction hours of operation shall be between
Sam and 5pm, Monday through Friday

The project planner conducted site visits in August and September o f
2008 to verify that the site is suitable for this use .
No adverse environmental effects were identified during staff review
of the development application during a site visit in August an d
September of 2008 .
See finding number 1, 2, 4, and supporting evidence .

5. FINDING: NO VIOLATIONS - The subject property complies with all rules an d
regulations pertaining to zoning uses, subdivision, and any other applicabl e
provisions of the County's zoning ordinance . No violations exist on th e
property. Zoning violation abatement costs, if any, have been paid .

EVIDENCE : Staff reviewed Monterey County RMA - Planning Department and Buildin g
Services Depailinent Monterey County records and is not aware of any
violations existing on subject property .

	

6.

	

FINDING: PUBLIC ACCESS: The project is in conformance with the public acces s
and public recreation policies of the Coastal Act and Local Coastal Program ,
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(g)

(h)

(i)

(1)



and does not interfere with any form of historic public use or trust rights . No
access is required as part of the project as no substantial adverse impact o n
access, either individually or cumulatively, as described in Section
20.70.050.B.4.c of the Monterey County Coastal Implementation Plan, can b e
demonstrated .

	

EVIDENCE : (a)

	

The subject property is not described as an area where the Loca l
Coastal Program requires access .

(b) The subject property is not indicated as part of any designated trails or
shoreline access as shown in Figure 15, the Recreational Facilitie s
Map, and Figure 16, the Shoreline Access Map, of the Del Mont e
Forest Area Land Use Plan.

(c)

	

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

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

EVIDENCE : See Findings #1, #2, #3 and #4 and supporting evidence.

8.

		

FINDING: APPEALABILITY - The decision on this project is appealable to the Board o f
Supervisors and the California Coastal Commission .

	

EVIDENCE : (a)

	

Sections 20 .86.020 and 20.86 .030 of the Monterey County Zoning
Ordinance (Title 20) .

	

(b)

	

In accordance with Section 20 .86.080 of the Monterey County Zoning
Ordinance (Title 20) the project may be appealed to the Californi a
Coastal Commission because the project is located between the se a
and the first through public road paralleling the sea and includes the
granting of a conditional use .

DECISION

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

A. Adopt the Mitigated Negative Declaration and Program for Monitoring and/or Reporting o n
Conditions of Approval .

B. Approve a Combined Development Permit consisting of: 1) a Coastal Development Permit ,
General Development Plan, and Design Approval to allow the addition of 4,343 square feet t o
the existing Douglas Hall Administration building with detached garage ; add 7,948 square feet
to the existing Casco Residence ; relocate the school's main entry off of Forest Lake Road and
relocating parking areas for Douglas Hall and Casco Residence ; install up to 4 temporary
modular units to be utilized as offices and dormitory rooms including 42 temporary parkin g
spaces for administration staff, residents and students during construction ; allow the propose d
additions to an existing historic structure (Douglas Hall) ; 2) a Coastal Development Permit to
allow the removal of 23 Monterey pines ranging in size from 6 to 29 inches in diameter ;
grading of 2,200 cubic yards (1,900 cubic yards of cut and 300 cubic yards of fill) ; 3) a Coastal
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Development Permit for demolition of an existing dilapidated structure on the opposite side o f
Forest Lake Road from the main campus .

PASSED AND ADOPTED this 8 th day of April, 2009 by the following vote :

AYES :

	

Brown, Rochester, Salazar, Vandevere, Sanchez, Diehl
NOES :

	

None
ABSENT :

	

Pessagno, Isakson, Padilla, Ottone
ABSTAIN :

	

None

t--7hwk
MIKE NOVO, SECRETARY

A COPY OF THIS DECISION WAS MAILED TO THE APPLICANT ON MAY 0 .5 2009

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 OF THE BOARD OF SUPERVISORS ALONG WITH THE APPROPRIATE FILING FE E
ON OR BEFORE MAY 1 5 2009

THIS APPLICATION IS ALSO APPEALABLE TO THE COASTAL COMMISSION . UPON RECEIPT OF
NOTIFICATION OF THE DECISION BY THE BOARD OF SUPERVISORS, THE COMMISSION
ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM MUST BE FILED WITH
THE COASTAL COMMISSION. FOR FURTHER INFORMATION, CONTACT THE COASTAL
COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE 300, SANTA CRUZ, C A

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 90 th day following the date on which this decision becomes final .

NOTES

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

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any us e
conducted, otherwise than in accordance with the conditions and terms of the permit granted or unti l
ten days after the mailing of notice of the granting of the permit by the appropriate authority, or afte r
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 permit s
and use clearances from the Monterey County Planning and Building Inspection Department offic e
in Salinas .

2. This permit expires two years after the above date of granting thereof unless construction or use i f
started within this period .
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Project Name : Robert Louis Stevenson School
Monterey County Resources Management Agency Planning

Department File No: PLN080375

	

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

Condition Compliance and Mitigation Monitoring Reporting 022-023-000)

Plan Approved by: Planning Commission

	

Date : April 8, 2009

*Monitoring or Reporting refers to projects with an EIR or adopted Mitigated Negative Declaration per Section 21081 .6 of the Public Resources Code .

Permi t
Cond .
Dumber

Mitig.
Number

Conditions of Approval and/or Mitigation ~leatiures an d
Responsible Land Use llepartn

PD001- SPECIFIC USES ONLY
This Combined Development permit (PLN080375) allow s
1) A Coastal Development Permit, General Developmen t
Plan, and Design Approval to allow the addition of 4,34 3
square feet to the existing Douglas Hall Administratio n
Building with detached garage ; add 7,948 square feet t o
the existing Casco Residence ; relocate the School's main
entry off of Forest Lake Road and relocating parking
areas for Douglas Hall and Casco Residence; install up to
4 temporary modular units to be utilized as offices an d
dormitory rooms including 42 temporary parking spaces
for administration staff, residents and students during
construction; allow the proposed additions to an existing
historic structure (Douglas Hall) ; 2) A Coastal
Development Permit to allow the removal of 23
Monterey pines ranging in size from 6 to 29 inches i n
diameter; grading of 2,200 cubic yards (1,900 cubic
yards of cut and 300 cubic yards of fill) ; 3) A Coastal
Development Permit for demolition of an existing 2,973
square foot unsafe structure on the opposite side of Fores t
Lake Road from the main campus. . The property is
located at 3152 Forest Lake Road Pebble Beach,
(Assessor's Parcel Numbers 008-022-003-000, 008-022 -
020-000, 008-022-023-000) centrally located within th e
Pebble Beach area within the Del Monte Forest Land Us e
Plan area, Coastal Zone . This permit was approved in
accordance with County ordinances and land use
regulations subject to the following terms and conditions .

Compliance or Monitoring Action s
I o be performed . Where applicable, a
cc'

	

ticl professional is required lo i
action to be accepted :'

Adhere to conditions and uses
specified in the permit .

Responsibl e
Party for

Compliance

Subdivider/
Owner/

Applicant/

Timing

Ongoing
unles s
otherwise
stated

Verification
of

Compliance
(name/date)
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Permit
Cond .
Number

Ming .
Number

Conditions of Approval and/or Mitigation Mcasnrc5 anti

Responsible Land Use Department

Compliance Or Monitoring Action s
I o be performed . Where applicable, a
certified professional is required for

action to be accepted .' '

Responsibl e
Party for

Compliance
Timing

Verification
of

Complianc e
(name/date)

Neither the uses nor the construction allowed by this permi t
shall commence unless and until all of the conditions of
this permit are met to the satisfaction of the Director of th e
RMA - Planning Department. Any use or construction not
in substantial conformance with the terms and conditions o f
this permit is a violation of County regulations and ma y
result in modification or revocation of this permit an d
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 Montere y
County Water Resources Agency, the Water Resource s
Agency shall provide all information requested by th e
County and the County shall bear ultimate responsibility t o
ensure that conditions and mitigation measures are properl y
fulfilled . (RMA - Planning Department)

2 . PD002 - NOTICE-PERMIT APPROVAL
The applicant shall record a notice which states : A
Combined Development Permit and General Development
Plan (Resolution 09020) was approved by the Planning
Commission for Assessor's Parcel Numbers 008-022- .
003-000, 008-022-020-000, 008-022-023-000 on April 8 ,
2009 The Combined Development Permit and General
Development was granted subject to 43 conditions o f
approval and 9 mitigation measures which run with the
land. A copy of the permit is on file with the Montere y
County RMA - Planning Department ." Proof of recordatio n
of this notice shall be furnished to the Director of the RM A
- Planning Department prior to issuance of building permit s
or commencement of the use . (RMA - Planning
Department)

Proof of recordation of this notice shall
be furnished to the RMA - Planning
Department .

Owner/
Applicant

Prior to the
issuance of
grading and
building
permits or
commence-
ment of use.

3 . PD004 - INDEMNIFICATION AGREEMEN T
The property owner agrees as a condition and i n
consideration of the approval of this discretionary
development permit that it will, pursuant to agreement
and/or statutory provisions as applicable, including but not

Submit signed and notarized
Indemnification Agreement to the
Director of RMA - Planning
Department for review and signature by
the County.

Owner/
Applicant

Upon
demand of
County
Counsel or
concurrent
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Permi t
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Meatiurct an d
Responsible Land Use Department

Compliance or Monitoring Action s
I o be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsible
Party for

Compliance
Tim rig

Verification
of

Complianc e
(name/dat e

limited to Government Code Section 66474.9, defend ,
indemnify and hold harmless the County of Monterey or it s
agents, officers and employees from any claim, action o r
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 fo r
under law, including but not limited to, Government Cod e
Section 66499 .37, as applicable. The property owner will
reimburse the county for any court costs and attorney's fee s
which the County maybe required by a court to pay as a
result of such action. County may, at its sole discretion ,
participate in the defense of such action; but such
participation shall not relieve applicant of his obligation s
under this condition. An agreement to this effect shall b e
recorded upon demand of County Counsel or concurren t
with the issuance of building permits, use of the property ,
filing of the final map, whichever occurs first and a s
applicable . The County shall promptly notify the property
owner of any such claim, action or proceeding and th e
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 th e
county harmless . (RMA - Planning Department)

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

with the
issuance of
building
permits, us e
of the
property,
filing of the
final/parcel
map ,
whichever
occurs firs t
and as
applicable

4 . PD003(A) - CULTURAL RESOURCES - NEGATIV E
ARCHAEOLOGICAL REPORT
If, during the course of construction, cultural ,
archaeological, historical or paleontological resources are
uncovered at the site (surface or subsurface resources)
work shall be halted immediately within 50 meters (16 5
feet) of the find until a qualified professional archaeologis t
can evaluate it . The Monterey County RMA - Planning
Department and a qualified archaeologist (i .e., an
archaeologist registered with the Society of Professional
Archaeologists) shall be immediately contacted by the
responsible individual present on-site . When contacted, the

Stop work within 50 meters (165 feet)
of uncovered resource and contact the
Monterey County RMA - Plannin g
Department and a qualified
archaeologist immediately if cultural,
archaeological, historical or
paleontological resources are
uncovered . When contacted, the project
planner and the archaeologist shall
immediately visit the site to determine
the extent of the resources and to
develop proper mitigation measures

Owner/
Applicant/
Archaeo -
logist

Ongoing
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Permi t
Cond.
Number

Mitig.
Number

Conditions of Approval and/or Mitigation Measures an d
Responsible Land Use Department

Compliance or Monitoring Action s
Io be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsible
1

	

forParty
Compliance

Timing

Verification
of

Complianc e
(name/date )

project planner and the archaeologist shall immediatel y
visit the site to determine the extent of the resources and to
develop proper mitigation measures required for th e
discovery . (RMA - Planning Department)

required for the discovery .

5 . PD005 - FISH AND GAME FEE-NEG DEC/FIR
Pursuant to the State Public Resources Code § 753 .5, State
Fish and Game Code, and California Code of Regulations ,
the applicant shall pay a fee, to be collected by the County ,
within five (5) working days of project approval . This fee
shall be paid before the Notice of Determination is filed. If
the fee is not paid within five (5) working days, the projec t
shall not be operative, vested or final until the filing fee s
are paid . (RMA - Planning Department)

The applicant shall submit a check ,
payable to the County ofMonterey, to
the Director of the RMA - Planning
Department.

Owner/
Applicant

Within 5
working
days of
project
approval.

6 . PD006 - MITIGATION MONITORING PROGRAM
The applicant shall enter into an agreement with the
County to implement a Mitigation Monitoring and/o r
Reporting Plan in accordance with Section 21081 .6 of the
California Public Resources Code and Section 15097 o f
Title 14, Chapter 3 of the California Code of Regulations .
Compliance with the fee schedule adopted by the Boar d
of Supervisors for mitigation monitoring shall b e
required and payment made to the County of Monterey at
the time the property owner submits the signed
mitigation monitoring agreement . (RMA - Plannin g
Department)

1) Enter into agreement with the
County to implement a Mitigatio n
Monitoring Program .

2) Fees shall be submitted at the tim e
the property owner submits the signed
mitigation monitoring agreement .

Owner/
Applicant

Within 60
days after
project
approval or
prior to the
issuance of
grading and
building
permit ,
whichever
occurs first .

7 . PD016 - NOTICE OF REPORT
Prior to issuance of building or grading permits, a notic e
shall be recorded with the Monterey County Recorder fo r
each of the following reports which state : "Preliminary
Archaeological Reconnaissance" (LIB080665 )
(LIB08021) prepared by Archaeological Consulting,
Salinas CA, February 27, 1992 .
-

	

"Forest Management Plan" (L1B080668)
prepared by Huge E . Smith Urban Forestry Consultin g
Carmel, CA February 12, 1992 . Addendum prepared by

Proof of recordation of this notice shall
be furnished to the RMA - Plannin g
Department .

Owner/
Applicant

Prior to the
issuance of
grading and
building
permits.

Robert Louis Stevenson School (PLN080375)
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Permi t
Cond .
Number

Mitig.
Number

Conditions of Approval and/or Mitigation Meastil

	

an d
Responsible Land Use Department

Compliance or Monitoring Actions
l o be performed . Where applicable, a

dcertif ied p is required fo rprofessiona l
action to be accepted .

Responsible
Party for

Compliance
Timing

Verificatio n
of

Compliance
(name/date)

Staub Forestry Environmental Consulting (LIB080007 )
and supplemental update (LIB080623), dated March 30 ,
2007 & September 17, 2008 .
-

	

"Geological Report & Geotechnical
Investigation"(LIB080671) prepared by Moore Twining
& Associates Inc ., dated July 15, 2008 .
-

	

"Historical Resource Study"(L1B080673 )
prepared by Page & Turnbull Inc . dated July 30, 200 8
-

	

"Stevenson upper School Parking and Traffi c
Study"(LIB080667, prepared by Higgins Associates ,
Civil & Traffic Engineers, dated August 1, 2008 .
-

	

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

"General Development Plan for the Casco and
Douglas Hall additions and alterations wit h
improvements to the main entry into the School
property"(PLN080672) . Prepared by applicant as
amended for the County of Monterey, dated July 30 ,
2008. All development shall be in accordance with thes e
reports (RMA - Planning Department)

8 . PD009 - GEOTECHNICAL CERTIFICATION
Prior to final inspection, the geotechnical consultant shal l
provide certification that all development has been
constructed in accordance with the geotechnical report .
(RMA - Planning Department and Building Service s
Department)

Submit certification by the
geotechnical consultant to the RMA -
Building Services Department showing
project's compliance with th e
geotechnical report .

Owner/
Applicant/
Geotech-
mea l
Consultant

Prior to fina l
inspection

9 . PD011- TREE AND ROOT PROTECTION
Trees which are located close to the construction site(s) shall b e
protected from inadvertent damage from construction equipmen t
by fencing off the canopy driplines and/or critical root zone s
(whichever is greater) with protective materials, wrapping trunks
with protective materials, avoiding fill of any type against th e
base o f th e t runk s an d avo idi ng an i ncreas e in soil de p th at th e
feeding zone or drip-line of the retained trees . Said protection,
approved by a certified arborist, shall be demonstrated prior to
issuance of building permits subject to the approval of the RMA

Submit evidence of tree protection t o
the RMA - Planning Department fo r
review and approval .

Owner/
Applicant

Prior to the
issuance of
grading
and/or
building
permits

Submit on-going evidence that tree
protection measures are in place
through out grading and construction

Owner/
Applicant/
Arborist

During
Construe-
tion

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Mitiab 'Number
Conditions of Approval and/or Mitigation Measures an d

Responsible Land Use Department

Compliance or Monitoring Action s
I'o be performed . Where applicable, a
certified professional is required fo r

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verification
of

Compliance
(name/date )

- Director of Planning . If there is any potential for damage, all
work must stop in the area and a report, with mitigatio n
measures, shall be submitted by a certified arborist . Should any
additional trees not included in this permit be b anne d , d ur i ng
grading or construction activities, in such a way where removal is
required, the owner/applicant shall obtain require d
permits .(RMA - Planning Department)

phases . If damage is possible, submit
an interim report prepared by a
certified arborist.
Submit photos of the trees on the property
to the RMA - Planning Department after
construction to document that tre e
protection has been successful or if
follow-up reinediation or additional
permits are required .

Owner/
Applicant

Prior to final
inspection

10 . PDO14(A) - LIGHTING - EXTERIOR LIGHTING
PLAN
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 applicant shall submit 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 se t
forth in California Code of Regulations, Title 24, Part 6 .
The exterior lighting plan shall be subject to approval b y
the Director of the RMA - Planning Department, prior t o
the issuance of building permits . (RMA - Plannin g
Department)

Submit three copies of the lightin g
plans to the RMA - Planning
Department for review and approval .
Approved lighting plans shall be
incorporated into final building plans .

Owner/
Applicant

Prior to the
issuance of
building
permits .

The lighting shall be installed and
maintained in accordance with the
approved plan.

Owner/
Applicant

Prior to
Occupancy/
Ongoing

11 . PDO12(E) - LANDSCAPE PLAN AND
MAINTENANCE - MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT (OTHER
THAN SINGLE FAMILY DWELLING)
The site shall be landscaped . Prior to issuance of building
permits, three (3) copies of a landscaping plan shall be
submitted to the Director of the RMA - Planning

Submit landscape plans and
contractor's estimate to the RMA -
Planning Department for review and
approval . Landscaping plans shall
include the recommendations from the
Forest Management Plan or Biologica l
Survey as applicable .

Owner/
Applicant/
Licensed
Landscape
Contractor/
Licensed
Landscape
Architect

Prior to
issuance of
Building
Permits

Robert Louis Stevenson School (PLN080375)
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Conditions of :Approval and/orMMitigationMcasores an d
Responsible Land Use Departmen t

Department . A landscape plan review fee is required for
this project. Fees shall be paid at the time of landscap e
plan submittal . The landscaping plan shall be in sufficient
detail to identify the location, species, and size of the
proposed landscaping and shall include an irrigation plan .
The landscaping shall be installed and inspected prior to
occupancy. All landscaped areas and/or fences shall b e
continuously maintained by the applicant and all plant
material shall be continuously maintained in a litter-free,
weed-free, healthy, growing condition. (RMA - Planning
Department)

Compliance or Monitoring Actions
To be performed . Where applicable, a
certified professional is required for

action to be accepted .

Submit one (1) set landscape plans o f
approved by the RMA - Planning
Department, Maximum Applied Water
Allowance (MAWA) calculation, and
a completed "Non-Residential Water
Release Form and Water Permit
Application" to the Monterey
Peninsula Water Management Distric t
for review and approval .

Submit an approved water permit from
the MPWMD to the RMA - Building
Permit

Responsible
Party for

Complianc e

Owner/
Applicant/

Licensed
Landscape
Contractor/
Licensed

Landscape
Architect

Owner/
Applicant /

Licensed
Landscape
Contractor

Prior to
issuance of
Building
Permits

Prior to
issuance of
Building
Permits

Verification
of

Complianc e
(name/date )

The landscaping shall be installed and
inspected .

Owner/
Applicant/

Licensed
Landscape
Contractor/
Licensed

Landscape
Architect

Prior t o
Occupancy

All landscaped areas and fences shall be
continuously maintained by the
applicant; all plant material shall b e
continuously maintained in a litter-free,
weed-free, healthy, growing condition .

Public Works

Owner/
Applicant

Ongoirng

Permit
Cond.
Number

Nlitig .
Number

12 . Applicant's engineer or architect shal l
prepare a parking plan for review and
approval .

Owner/
Applicant/
Engineer

PW0007 - PARKING STD
The parking shall meet the standards of the Zonin g
Ordinance and be approved by the Director of Publi c
Works and the Director of Planning and Buildin g
Inspection. (Public Works)

Prior to
Building/
Grading
Permit s
Issuance

Robert Louis Stevenson School (PLN080375)
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13.

	

PWSPO01-NON STANDARD - CONSTRUCTION
MANAGEMENT PLAN
The applicant shall submit a Construction
Management Plan (CMP) to the RMA-Planning
Department and the Department of Public Works fo r
review and approval . The CMP shall include
measures to minimize traffic impacts during eac h
phased portion of the project and during al l
construction/grading activities . The applicant shal l
provide the following information: Duration of the
construction, hours of operation, an estimate of th e
number of truck trips that will be generated, truc k
routes, number of construction workers, parking
areas for both equipment and workers, and location s
of truck staging areas . The CMP shall include th e
listed requirements stated in mitigation measur e
number 1 of the adopted environmental document .
Approved measures included in the CMP shall b e
implemented by the applicant during the
construction/grading phase of the project. (Public
Works)

Water Resources Agency

WR40 - WATER CONSERVATION MEASURE S
The applicant shall comply with Ordinance No . 3932, or
as subsequently amended, of the Monterey County Water
Resources Agency pertaining to mandatory water
conservation regulations . The regulations for new
construction require, but are not limited to :
a . All toilets shall be ultra-low flush toilets with a
maximum tank size or flush capacity of 1 .6 gallons, all
shower heads shall have a maximum flow capacity of 2 . 5
gallons per minute, and all hot water faucets that have
more than ten feet of pipe between the faucet and the hot

Robert Louis Stevenson School (PLN080375)
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Conditions of Approval and/or Mitigation Mea, a res a n d
Responsible Land Use Departmen t

Permi t
Cond.
Number

Mitig.
Number

Compliance or Monitoring Action s
1 o be performed. Where applicable, a
certified professional is required fo r

action to be accepted .

Responsible
Party for

Compliance

Verification
of

Compliance
(name/date)

Prior to issuance of Grading
Pennits or Building Permits ,
applicant shall submit a
Construction Management Plan
(CMP) to the RMA-Planning
Department and the Department of
Public Works for review and
approval

Owner/
Applicant/

Engineer

Prior to
Building/
Grading
Permits
Issdance

14 . Compliance to be verified by buildin g
inspector at final inspection.

Owner/
Applicant

Prior to final
building
inspect-ion/
occupancy



Permi t
Cond.
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Measures an d
Responsible Land Use Department

Compliance or Monitoring Actions''
I ' o be performed . Where applicable, a
certified professional is required fo r

action to be accepted .

Responsible,Party fo r
Compliance

Timing

Verificatio n
of

Compliance
(name/date)

water heater serving such faucet shall be equipped with a
hot water recirculating system .
b .

	

Landscape plans shall apply xeriscape principles ,
including such techniques and materials as native or lo w
water use plants and low precipitation sprinkler heads ,
bubblers, drip irrigation systems and timing devices .
(Water Resources Agency)

15 . WR43 - WATER AVAILABILITY
CERTIFICATION
The applicant shall obtain from the Monterey County
Water Resources Agency, proof of water availability o n
the property, in the form of an approved Monterey
Peninsula Water Management District Water Releas e
Form . (Water Resources Agency)

Submit the Water Release Form to the
Water Resources Agency for revie w
and approval .

Owner/
Applicant

Prior to
issuance of
any building
permit s

16 . WRSP001-NON STANDARD - DRAINAGE PLAN
The applicant shall provide the Water Resources Agenc y
a drainage plan prepared by a registered civil engineer o r
architect addressing on-site and off-site impacts, t o
include oil-grease/water separators for the paved parkin g
areas. Drainage improvements shall be constructed i n
accordance with plans approved by the Water Resource s
Agency. (Water Resources Agency)

Submit 3 copies of the drainage plan
to the Water Resources Agency fo r
review and approval .

Owner/
Applicant

Prior to
issuance of
Grading
and/or
Building
Permits

WRA

Department of Environmental Health

17 . EH38 - SEPARATE RECYCLABLE S
All persons shall separate all recyclables from other solid
waste generated at their premises and shall place such
recyclables into a different approved container t o
facilitate segregation at a solid waste facility (MC C
10.41 .020 .B) . (Environmental Health)

Submit a plan to the Division o f
Environmental Health for review and
approval .

Owner/
Applicant

Prior to
issuance of
building
permits/
Continuous
condition

Parks Department

Robert Louis Stevenson School (PLN080375)
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Permit
Cond.
Number

Ming .
Number

Conditions of Approval and/or Mitigation Wastlres
Responsible 1 and Use Department

Compliance or Monitoring Action s
To be performed . Where applicable, a
certified professional is required to r

action to be accepted .

Responsibl e
Party fo r

Compliance
Timing

Verification
of

Complianc e
(name/date)

18 . PKS001- HISTORICAL
If a project is proposed where a designated historical
resource is present, the project shall be referred to the
Historic Resources Review Board (HRRB) for review
and comment . (Parks Department)

None Owner/
Applicant

Ongoing

Pebble Beach Community Service District

19 . EIRE001- ROAD ACCES S
Except as otherwise approved by the local fire
jurisdiction and the Monterey County Plannin g
Department, access roads shall be required for every
building when any portion of the exterior wall of the first
story is located more than 150 feet from fire department

Applicant shall incorporat e
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit .

access. All roads shall be constructed to provide a
minimum of two nine-foot traffic lanes with an
unobstructed vertical clearance of not less than 15 feet .
The roadway surface shall provide unobstructed access to
conventional drive vehicles including sedans and fire
apparatus and shall be an all-weather surface designed t o
support the imposed load of fire apparatus (22 tons) .
Each road shall have an approved name . (Pebble Beach
Community Service District)

Applicant shall schedule fire dept .
clearance inspection for each phase o f
development .

Applicant
or owner

Prior to fina l
building
inspection

20 . EME010 -ROAD SIGN S
Except as otherwise approved by the local fire jurisdictio n
and the Monterey County Planning Department, all newly
constructed or approved roads and streets shall b e
designated by names or numbers, posted on signs clearly
visible and legible from the roadway. Size of letters ,
numbers and symbols for street and road signs shall be a
minimum 4-inch letter height, 'A-inch stroke, and shall be a
color that is reflective and clearly contrasts with th e
background color of the sign . All numerals shall be Arabic .
Street and road signs shall be non-combustible and shall b e
visible and legible from both directions of vehicle travel fo r
a distance of at least 100 feet. Height, visibility, legibility,
and orientation of street and road signs shall be meet th e
provisions of Monterey County Ordinance No . 1241. This

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes " on
improvement plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit .

Applicant shall schedule fire dept .
clearance inspection for each phase of
development .

Applicant
or owner

Prior to final
building
inspection

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Nlitig .
Number

Conditions of Approval and/or Mitigation Measures an d
Responsible Land Use Depart men(

Compliance or Monitoring Action s
I o be performed . Where applicable, a
certified professional is required fo r

action to be accepted .

Responsibl e
Party fo r

Compliance
Tinting

Verification
of

Compliance
(name/date)

section does not require any entity to rename or renumber
existing roads or streets, nor shall a roadway providing
access only to a single commercial or industrial occupanc y
require naming or numbering. Signs required under thi s
section identifying intersecting roads, streets and privat e
lanes shall be placed at the intersection of those roads ,
streets and/or private lanes. Signs identifying traffic access
or flow limitations (i.e., weight or vertical clearanc e
limitations, dead-end road, one-way road or single lane
conditions, etc.) shall be placed : (a) at the intersection
preceding the traffic access limitation ; and (b) not more
than 100 feet before such traffic access limitation . Road,
street and private lane signs required by this article shal l
be installed prior to final acceptance of road improvement s
by the Reviewing Fire Authority. . (Pebble Beach
Community Service District)

21 . FIRE011 - ADDRESSES FOR BUILDING S
All buildings shall be issued an address in accordance
with Monterey County Ordinance No . 1241 . Each
occupancy, except accessory buildings, shall have it s
own permanently posted address . When multiple
occupancies exist within a single building, each
individual occupancy shall be separately identified by its
own address . Letters, numbers and symbols for
addresses shall be a minimum of 4-inch height, 1/2-inc h
stroke, contrasting with the background color of the sign ,
and shall be Arabic . The sign and numbers shall be
reflective and made of a noncombustible material .
Address signs shall be placed at each driveway entranc e
and at each driveway split.

	

Address signs shall be and
visible from both directions of travel along the road. In
all cases, the address shall be posted at the beginning o f
construction and shall be maintained thereafter. Address
signs along one-way roads shall be visible from bot h
directions of travel . Where multiple addresses are
required at a single driveway, they shall be mounted on a
single sign. Where a roadway provides access solely to a
single commercial occupancy, the address sign shall b e
placed at the nearest road intersection providing access to

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
building
permit .

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection

Robert Louis Stevenson School (PLN080375)
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Permit
Cond.
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Measures and

Responsible Land Use Department

Compliance or Monitoring Action s
1 o be performed . Where applicable, a
certified professional is required fo r

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verification
of

Compliance
(name/date)

that site . Permanent address numbers shall be posted
prior to requesting final clearance . (Pebble Beach
Community Service District)

22 . FIRMS - FIRE HYDRANTS/FIRE VALVE S
A fire hydrant or fire valve is required . The hydrant or fire
valve shall be 18 inches above grade, 8 feet from flammable
vegetation, no closer than 4 feet nor further than 12 feet from a
roadway, and in a location where fire apparatus using it will
not block the roadway . The hydrant serving any building shall
be not less than 50 feet and not more than 1000 feet by road
from the building it is to serve . Minimum hydrant standards
shall include a brass head and valve with at least one 2 1/2 inc h
National Hose outlet supplied by a minimum 4 inch main an d
riser. More restrictive hydrant requirements may be applied b y
the Reviewing Authority. Each hydrant/valve shall be
identified with a reflectorized blue marker, with minimum
dimensions of 3 inches, located on the driveway address sign ,
non-combustible post or fire hydrant riser ., If used, the post
shall be within 3 feet of the hydrant/valve, with the blu e
marker not less than.3 feet or greater than 5 feet above the
ground, visible from the driveway. On paved roads or
driveways, reflectorized blue markers shall be permitted to b e
installed in accordance with the State Fire Marshal's Guideline s
for Fire Hydrant Markings along State Highways an d
Freeways, May 1988 . (Pebble Beach Community Servic e
District)

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior t o
issuance of
grading
and/or
building
permit .

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection

23 . FIRE020 - DEFENSIBLE SPACE REQUIREMENT S

(HAZARDOUS CONDITIONS)
Except as otherwise approved by the local fire
jurisdiction and the Monterey County Plannin g
Department, remove combustible vegetation from withi n
a minimum of 100 feet of structures . Limb trees 6 feet
up from ground . Remove limbs within 10 feet o f

chimneys . Additional fire protection or firebreaks
approved by the Reviewing Authority may be required to
provide reasonable fire safety . Enviromnentally sensitive
areas may require alternative fire protection, to b e
determined by Reviewing Authority and the Director o f
Planning and Building Inspection . (Pebble Beach

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior t o
issuance of
grading

and/or
building
permit .

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection
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Permi t
Cond.
Number

"Whig .
Number

Conditions of Approval and/or Mitigation Measures an d

Responsible Land Use Department

Compliance or Monitoring Actions
l o be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verification
of

Complianc e
(name/date)

Community Service District)

24 . FIRE021- FIRE PROTECTION EQUIPMENT &
SYSTEMS - FIRE SPRINKLER SYSTE M
(STANDARD)
The building(s) and attached garage(s) shall be full y
protected with automatic fire sprinkler system(s) .
Installation shall be in accordance with the applicabl e
NFPA standard . A minimum of four (4) sets of plans for
fire sprinkler systems must be submitted by a Californi a
licensed C-16 contractor and approved prior t o
installation . This requirement is not intended to delay
issuance of a building permit . A rough sprinkler
inspection must be scheduled by the installing contractor
and completed prior to requesting a framing inspection .
(Pebble Beach Community Service District)

Applicant shall enumerate as "Fire
Dept . Notes" on plans .

Applicant
or owner

Prior to
issuance of
building
permit .

Applicant shall schedule fire dept .
rough sprinkler inspection

Applicant
or owner

Prior to
framing
inspection

Applicant shall schedule fire dept .
final sprinkler inspection

Applicant
or owner

Prior to final
building
inspection

25. FIRE023 - FIRE ALARM SYSTEM -
(COMMERCIAL)
The building(s) shall be fully protected with an approve d
central station, proprietary station, or remote station
automatic fire alarm system as defined by NFP A
Standard 72 . Plans and specifications for the fire alarm
system shall be submitted by a California licensed C-1 0
contractor and approved prior to requesting a roug h
sprinkler or framing inspection . (Pebble Beach
Community Service District)

Applicant shall enumerate as "Fir e
Dept . Notes" on plans .

Applicant
or owner

Prior to
issuance of
building
perms .

Applicant shall submit fire alarm
plans and obtain approval .

Applicant
or owner

Prior to
rough
sprinkler or
framing
inspection

Applicant shall schedule fire alarm
system acceptance test .

Applicant
or owner

Prior to final
building
inspection

26 . FIRE029 - ROOF CONSTRUCTION - (CYPRESS
FPD & PEBBLE BEACH CSD )
All new structures, and all existing structures receiving
new roofing over 25 percent or more of the existing roo f
surface within a one-year period, shall require a

Applicant shall enumerate as "Fir e
Dept . Notes" on plans .

Applicant
or owner

Prior to
issuance of
building
permit.

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Ming .
Number

Conditions of Approval and/or Mitigation -Measures an d
Responsible Land Use Department

Compliance or Monitoring Actions
t o be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Par

ty
for

Compliance
Timing

Verification
of

Complianc e
(name/date )

minimum of ICBO Class A roof construction . (Pebble
Beach Community Service District)

27 . FIRE030 - OTHER NON STANDARD CONDITION
- (PEBBLE BEACH CSD)
The project shall meet the required code sections a s
stated bellow, incorporate specification into design, an d
enumerate as "Fire Dept . Notes" on plans .

CFC Chapter 5 sections 501 .1 thru 501 .4, sections
503,505,506,508 and 510 were discussed with Schoo l
officials . The Fire Apparatus Access Roads and Fir e
Protection Water Supply will need to be completed prio r
to the demolition of the buildings being
renovated/remodeled.

CFC Chapter 14 and all requirements listed there in wil l
be adhered too, during the various phases of the
renovation/remodel of Stevenson School .

CFC appendix B,C,D and M will also be required and
where provisions in the appendices conflict with other
sections of the code appendix M will prevail unless
otherwise directed by the fire code official assigned t o
this jurisdiction.

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

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

On page C3 .01 of the Entitlement set of drawings th e
items listed below will need to be relocated to meet Fire
Departments needs .

Applicant shall comply with CFC ,
incorporate specification into design ,
and enumerate as "Fire Dept . Notes"
on plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit .
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Permi t
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Measui es and
Responsible Land Use Department

Compliance or Monitoring Action s
1o be performed. Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verification
of

Complianc e
(name/date )

(1) 8" Fire Service Point of Connection
(2) 8" Gate Valve
(3) Check Valve in Vault, Post Indicator Valve, Fir e

Department Connection
(4) 6" Fire Service Point of Connection

28 PD032 - PERMIT TIME/YEAR & DATE
The permit shall be granted for a period of four years, to
expire on April 8, 2013 . (RMA - Planning Department)

None Owner/
Applicant

As stated in
the condi-
tions of
approval

Mitigations

29 . MM1 Mitigation Measure #1 :

	

In order to minimiz e
short-term construction emissions, the project shall
implement the following MBUAPCD-reconnnende d
mitigation measures during grading and construction
activities . The applicant shall submit a constructio n
management plan to the county for review prior to
the beginning of construction .

	

The plan shal l
designate a construction contractor monitor for al l
grading and construction activities on a daily basi s
to ensure that these measures are implemented .

•

	

Prior to issuance of grading pennits, th e
applicant shall incorporate a "Fugitive Dust
Control" note on the grading plans that
includes, but is not limited to, the measures
set forth in Mitigation Measure #1 . During
grading

	

operations,

	

the

	

contractor

	

shall
obtain any required Air District permits, and
conduct

	

all

	

grading

	

and

	

construction
activities as required by the Air District .

•

	

Limit grading to 8 .1 acres per day, and
grading and excavation to 2 .2 acres per day;

•

	

Water all active construction areas at least

Prior to issuance of Grading
Permits or Building Pennits ,
applicant shall submit a
Construction Management Plan
(CMP) to the RMA-Planning
Department and the Department of
Public Works for review and
approval

Owner/
Applicant/

Engineer

Prior to
issuance of

gradin g
and/or

building
permit .

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation AT(asores ❑ ncl
Responsible Land Use Department

Compliance or Monitoring Action s
lo be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verificatio n
of

Complianc e
(name/date )

twice daily . Frequency should be based on
the

	

type

	

of

	

operation,

	

soil

	

and

	

wind
exposure ;

•

	

Prohibit all grading activities during period s
of high wind (over 15 mph) ;

•

	

Apply chemical soil stabilizers on inactive
construction areas (disturbed lands withi n
construction projects that are unused for at
least four consecutive days) ;

•

	

Apply non-toxic binders (e .g., latex acrylic
copolymer) to exposed areas after cut and fill
operations and hydroseed areas ;

•

	

Cover all trucks hauling soil, sand, and other
loose materials and require all trucks to
maintain at least 2 feet of freeboard ;

•

	

Enclose, cover, water twice daily, or appl y
non-toxic soil binders to exposed stockpiles ,
such as dirt, sand, etc ;

•

	

Cover inactive storage piles ;
•

	

Sweep streets daily, with water sweepers, i f
visible

	

soil

	

materials

	

are

	

carried

	

onto
adjacent public streets ;

•

	

Install sandbags or other erosion control
measures to prevent silt runoff to public
roadways ;

•

	

Install wheel washers at the entrance to
construction sites for all exiting trucks ;

•

	

All weather paved roads at construction sites ;
•

	

Construction equipment shall not be left
idling for periods longer than 5 minutes
when not in use; and

•

	

Post a publicly visible sign which specifies

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Ntitig .
Number

Conditions of Approval and/or Mitigation McAsures an d

Responsible Land ITse Department

Compliance or Monitoring Action s
To be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party for

Compliance
riming

Verification s
of

Compliance
(name/date)

the telephone number and person to contac t
regarding emissions-related complaints . This
person shall respond to complaints and take
corrective action within 48 hours . The phone
number of the Monterey Bay Unified Air
Pollution Control District shall be visible to
ensure

	

compliance

	

with

	

Rule

	

402
(Nuisance) .

30 . MM2 Mitigation Measure #2 : Tree Replacement. The
Monterey Pines trees that would be removed as a resul t
of the project shall be replaced at a minimum 1 :1 ratio .
Replacement plantings shall be from locally-collecte d
coast seed stock and shall be shown on landscapin g
plans . A Forester, Arborist, or landscape contractor shall
be retained to monitor the acquisition and installation o f
all trees to be replaced on the property in accordanc e
with the amended FMP .

A Forester, Arborist, or landscap e
contractor shall be retained to monitor
the acquisition and installation of all
trees to be replaced on the property in
accordance with the amended FMP
documentation confirming complianc e
with the FMP shall be submitted to the
RMA - Planning Department .

Applicant
or owner/
Forester/

Landscape
Contractor

Prior to
final
building
inspection

31 . MM2a Monitoring

	

Action

	

#2a :

	

Prior

	

to

	

occupancy
clearance, the Monterey Pine trees shall be replaced
at a minimum 1 :1 ratio .

The applicant shall submit proof o f
replacement plantings (e .g. photos
of replacement trees in place) to th e
Monterey County RMA - Planning
Department .

Applicant
or owner/
Forester/
Arborist

Prior t o
occupancy
or final of
building
permits

32 . MM3 Mitigation

	

Measure

	

#3 :

	

Tree

	

and

	

Root
Protection . Indirect impacts to on-site trees shall be
avoided the maximum extent feasible through
avoidance of the critical root zone . This shall be
accomplished through adherence to the measure s
listed in the Forest Management Plan (FMP )
Addendum, including the following means :
a .

	

Fenced tree protection zones (TPZs) shall b e
installed

	

and maintained

	

as

	

designated and
approved by a qualified forester/arborist and per

A Forester, Arborist, applicant shal l
submit proof of adherence to the
measures listed in the Forest
Management Plan (FMP) (e .g .
photos of replacement trees i n
place) to the Monterey County .
RMA - Planning

Applicant
or owner/
Forester/
Arborist

Prior to
issuance of
grading or
building
permits

Robert Louis Stevenson School (PLN080375)
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Permi t
Cond .
Number

Mitig.
Number

Conditions of Approval and/or Mitigation'Vfeasui c

Responsible Land Use Departnicu t

specifications in the FMP Addendum for th e
project to minimize impacts to critical rooting
zones .

	

Mulching to depth with wood chips o r
similar to prevent soil compaction of rooting
areas shall follow the specifications in the FMP
Addendum for the project .

b .

	

Roots at the limits of grading next to TPZs shal l
be severed following the specifications in th e
FMP Addendum for the project for prior
watering,

	

clean

	

cutting,

	

and

	

maintenance

Compliance or Monitoring Action s
t o be performed . Where applicable, a
certified professional is required fora

action to be accepted .

Responsible
Party for

Compliance
Timing

Verification
of

Compliance
(name/date)

watering and covering.
c .

	

Special Treatment Areas for entry and parking
areas shown on the grading plans shall use On-
Grade

	

methods

	

as

	

outlined

	

in

	

the

	

FMP
Addendum for the project to protect tree rootin g
zones .

d .

	

Trenching

	

for

	

underground

	

services

	

and
irrigation shall avoid critical root zones to the
maximum feasible extent or brought to th e
attention

	

of a

	

qualified

	

forester/arborist

	

to
prescribe appropriate measures such as tunneling
under,

	

bridging

	

over,

	

preconstruction

	

root
severing, surface placement covered with mulch ,
etc. to minimize adverse impacts within the
zone .

e .

	

Monitoring inspections shall occur once prior to
commencement of grading and demolition t o
confirm that appropriate protections are in place
and at least twice weekly during initial sit e
clearing and demolition to assess continue d
compliance .

f.

	

Contractors and subcontractors shall be supplie d
with the Tree Care during Construction list o f
protection measures in the FMP Addendum for

Robert Louis Stevenson School (PLN080375)
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Permit
Cond.
Number

Mitig .
Number

Conditions of Approval and/or Mitigation M(asures an d
Responsible Land Use 1)eparfircn~

Compliance or Monitoring Action s
l o be performed . Where applicable, a
certified professional is requi r ed for

action to be accepted .

Responsible
Party for

Compliance
Timing

Verificatio n
of

Complianc e
(name/date)

the project .
g .

	

Contractors

	

and

	

sub-contractors

	

shall

	

be
supplied with a copy of the Tree Preservatio n
Specifications contained in the Tree Resourc e
Evaluation before entering the construction site .

33 . MM3a Monitoring Action #3a :

	

Prior to the start of
construction, a qualified Forester or Arborist shal l
be retained to identify trees

	

which would be
potentially impacted by construction . The Forester
or Arborist shall ensure that protective fencing i s
installed,

	

and shall monitor construction during
earth disturbing activities within the critical roo t
zone of Monterey Pines and oak trees to ensure
compliance with the above listed measures . The
applicant shall submit a report to the Resource
Management Agency - Planning Department, fro m
a qualified Forester or Arborist, describing how the
measures were implemented and describing impacts ,
if any to retained trees from construction activities .
A subsequent Coastal Development Permit may b e
required if impacts resulting in tree mortality ar e
incurred from construction activities .

The Forester or Arborist shall
ensure that protective fencing i s
installed, and shall monitor
construction during earth disturbin g
activities within the critical root
zone of Monterey Pines and oak
trees to ensure compliance with the
above listed measures . The
applicant shall submit a report to th e
Resource Management Agency -
Planning Department

Applicant
or owner/
Forester/
Arborist

Ongoing
until final o f
building
permits

34 . MM4 Mitigation Measure #4: Preconstruction Survey for
Nesting Birds . The following mitigation is required in
order minimize potentially adverse impacts to nativ e
resident special status nesting avian species :

•

	

A pre-construction survey for special status nestin g
avian species (and other species protected under th e
Migratory Bird Act)

	

shall be conducted by a
qualified biologist at least two weeks prior to tree
removal or initiation of construction activities tha t
occur during the nesting/breeding season of native
bird species (March 1 through August 15) .

•

	

If nesting birds are not found, no further action

Submit A pre-construction survey for
special status nesting avian species
(and other species protected under the
Migratory Bird Act) shall be
conducted by a qualified biologist at
least two weeks prior to tree removal
or initiation of construction activities
that occur during the nesting/breeding
season of native bird species (March 1
through August 15) . to the Director o f
RMA -Planning Department fo r
review and approval

Owner/
Applicant

two weeks
prior to tree
removal o r
initiation of
construction
activities
that occur
during the
nesting/bree
ding season
of native
bird species
(March 1

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Maio .
Number

Conditions of Approval and/or Mitigation Measures an d

Responsible Land Use Department

Compliance or Monitoring Action s
I,o be performed . Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party tor

Compliance
Timing

Verificatio n
of

Complianc e
(name/dale )

would be necessary .
If a nesting bird or an active nest is found,
construction within 200 feet of the nest site, or an
appropriate construction buffer established i n
consultation with the California Department of Fis h
and Game, should be postponed until after the bird
has fledged (or the nest appears to be inactive) .

through
Augus/ 15 )

If a nesting bird or an active nest i s
found, construction within 200 feet of
the nest site, a plan to create a
construction buffer for the nesting
bird(s) shall be submitted to the RMA
- Planning Department .

Owner/
Applicant/

Ongoing or
until final of
building
permit s

35 . MM4a Monitoring Action #4a : At least two weeks prior to tre e
removal or initiation of construction activities that occu r
during the nesting/breeding season of native bird specie s
(March 1 through August 15), a qualified biologist shal l
be retained to conduct nesting bird surveys and establish
adequate protection fencing limits if necessary . Proof and
results of the survey shall be submitted to the Resources
Management Agency - Planning Department for revie w
and approval .

At least two weeks prior to tre e
removal or initiation of construction
activities that occur during
nesting/breeding season of native bird
species (March 1 through August 15) ,
a qualified biologist shall conduct
nesting bird surveys .

	

Proof and
results of the survey shall be
submitted to the Resources
Management Agency - Plannin g
Department for review and approval .

Owner/
Applicant/

Ongoing or
until final of
building
permits

36 . MM5 Mitigation Measure #5 : Native Landscaping . A
Landscape Plan shall be prepared for the propose d
project and shall include the proposed tree replacemen t
planting locations and removal of the following invasive
species currently located within the limits of
construction : Blackwood acacias (Acacia melanoxylon) ,
yellow wattle acacias (Acacia longifolia), ice plant
(Carpobrotus edulis), and kikuyu grass (Pennisetum
clandestinum) .

Submit landscape plans an d
contractor's estimate to the RMA -
Planning Department for review and
approval .

Owner/
Applicant/
Licensed
Landscape
Contractor/
Licensed
Landscape
Architect

Prior to
issuance of
Building
Permits

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Measures an d
Responsible Land Use Department

Compliance or Monitoring Action s
To be performed . Where applicable, a
certified professional is required for e

actionto beaccepted . '

Responsibl e
Party for

Compliance
Timing

Verificatio n
of

Complianc e
(name/date)

37. MM5a Monitoring Action #5a : The site shall b e
landscaped. Prior to the issuance of building permits ,
three (3) copies of a landscaping plan shall b e
submitted to the Director of the Resources
Management Agency - Planning Department. The
landscaping plan shall be in sufficient detail top
identify the location, species, and size of the propose d
landscaping materials and shall include an irrigatio n
plan. The plan shall be accompanied by a nursery o r
contractor's estimate of the cost of installation of the
plan. Before occupancy, either landscaping shall be
installed or a certificate of deposit or other form o f
surety made payable to Monterey County for that cos t
estimate shall be submitted to the Monterey Count y
Resources Management Agency - Planning
Department . All landscaped areas and fences shall be
continuously maintained by the applicant; all plant
material shall be continuously maintained in a litter-
free, weed-free, healthy, growing condition .

Submit landscape plans and
contractor's estimate to the RMA -
Planning Department for review an d
approval . Landscaping plans shal l
include the recommendations from th e
Forest Management Plan or Biological
Survey as applicable .

Owner/
Applicant/
Licensed
Landscap e
Contractor/
Licensed
Landscap e
Architect

Prior to
issuance of
Building
Permits

38 . MM6 Mitigation Measure #6. Prior to demolition or the
remodeling of existing structures ., The structure
shall be sampled as part of an asbestos survey i n
compliance with the National Emission Standards
for Hazardous Air Pollutants (NESHAP) . If asbesto s
is found, asbestos-related work, includin g
demolition, involving 100 square feet or more o f
asbestos containing materials (ACMs) shall b e
performed by a licensed asbestos abatemen t
contractor under the supervision of a certifie d
asbestos consultant and asbestos shall be remove d
and disposed of in compliance with applicable Stat e
laws. Regardless of whether asbestos is identified in
any building, prior to demolition the Air Pollutio n
Control District (APCD) shall be notified and an

The applicant will submit proof,
prior to demolition, proof that the
Air Pollution Control Distric t
(APCD) has been notified and an
APCD Notification of Demolition
and Renovation Checklist shall b e
submitted to both APCD and the
RMA - Planning Department .

Owner/
Applicant/

Prior to
issuance of
Building
Permits

Robert Louis Stevenson School (PLN080375)
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Permit
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation Measures an d
Responsible T and Use Department

Compliance or Monitoring Action s
1 o be performed. Where applicable, a
certified professional is requir ed for

action to be accepted .

Responsibl e
Party for e

Compliance
Timing

Verificatio n
of

Compliance
(name/date)

APCD Notification of Demolition and Renovatio n
Checklist shall be submitted to both APCD and th e
RMA - Planning Department .

39 . MM6a Monitoring Action #6a : Prior to demolition, th e
applicant shall retain a qualified asbestos abatemen t
contractor to conduct an asbestos survey and remov e
any asbestos in compliance with applicable stat e
laws.

The applicant will submit proof, prio r
to demolition, proof that a qualified
asbestos abatement contractor to
conduct an asbestos survey and
remove any asbestos in complianc e
with applicable state laws to the RMA
- Planning Department .

Owner/
Applicant/

Prior t o
issuance of
Building
Permits

40 . MM7 Mitigation Measure #7. If, during demolition o f
any portion of the existing structure (s) on-site, pain t
is separated from the building material (e .g.
chemically or physically), the paint waste shall b e
evaluated independently from the building materia l
by a qualified hazardous materials inspector to
determine its proper management . All hazardous
materials shall be handled and disposed in
accordance with local, state, and federal regulations .
According to the Department of Toxic Substances
Control (DTSC), if paint is not removed from the
building material during demolition (and is no t
chipping or peeling), the material can be disposed o f
as construction debris (a non-hazardous waste) . The
landfill operator shall be contacted prior to disposa l
of building material debris to determine any specifi c
requirements the landfill may have regarding the
disposal of lead-based paint materials . The disposal
of demolition debris shall comply with any suc h
requirements .

The applicant will submit proof t o
the RMA - Planning Department
that all hazardous materials found
prior to or during construction have
been evaluated independently fro m
the building material by a qualified
hazardous materials inspector to
determine its proper management .
All hazardous materials shall b e
handled and disposed in
accordance with local, state, and
federal regulations .

Owner/
Applicant/

Ongoing or
until final of
building
permits

Robert Louis Stevenson School (PLN080375)
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Permi t
Cond .
Number

Mitig .
Number

Conditions of Approval and/or Mitigation l\'Ieasures an d

Responsible Land Use Department

Compliance or Monitoring Action s
To be perlornied. Where applicable, a
certified professional is required for

action to be accepted .

Responsibl e
Party for

Compliance
Timing

Verification
of

Compliance
(name/date)

41 . MM7a Monitoring Action #7a : Should paint be separated
from building materials during demolition, the
applicant shall retain a qualified hazardous material s
inspector to determine its proper management .

Submit proof to the RMA -
Planning Department that all
hazardous materials found prior t o
or during construction have been
handled and disposed in
accordance with local, state, an d
federal regulations .

Owner/
Applicant/

Ongoi~ig or
until

	

nal of
building
permits

42. MM8 Mitigation Measure #8 All construction equipment
shall use noise suppressant devices for th e
muffler/exhaust mechanisms .

Submit to the RMA-Plannin g
Department and the Department of
Public Works for review and approva l
verification that a designated
construction contractor monitor for all ,
grading and construction activities on
a daily basis . The monitor nois e
suppression devices requirements shal l
be incorporated into the Constructio n
Management Plan (CMP) for
implementation .

Owner/
Applicant/

ongoing

43. MM9 Mitigation Measure #9 The hours of operation for
construction activities shall be between Bain and
5pm, Monday through Friday .

The designated construction contracto r
monitor shall monitor compliance wit h
restriction on hours of operations fo r
construction activities .

Owner/
Applicant/

ongoing

END OF CONDITIONS & MITIGATIONS
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