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Before the Housing and Community Development Chief of Planning 
in and for the County of Monterey, State of California 

In the matter of the application of:  
ROBERT LOUIS STEVENSON SCHOOL (PLN220290) 

RESOLUTION NO. 23-008
Resolution by the Monterey County HCD Chief of 
Planning: 

1) Finding that the project qualifies for Class 4
and 14 Categorical Exemptions pursuant to
CEQA Guidelines Sections 15304 and 15314;
and

2) Approving a Coastal Administrative Permit
and Design Approval to allow the installation
of seven temporary modular units to be used
while a classroom building is reconstructed.

[PLN220290 ROBERT LOUIS STEVENSON 
SCHOOL, 3152 FOREST LAKE ROAD, DEL 
MONTE FOREST LAND USE PLAN (APNS: 008-
022-003 and 008-022-021]

The ROBERT LOUIS STEVENSON SCHOOL application (PLN220290) came on for an 
administrative decision before the Monterey County HCD Chief of Planning on February 
15, 2023.  Having considered all the written and documentary evidence, the administrative 
record, the staff report, and other evidence presented, the Monterey County HCD Chief of 
Planning finds and decides as follows: 

FINDINGS 

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

EVIDENCE: a) During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- The 1982 Monterey County General Plan;
- Del Monte Forest Land Use Plan (DMF LUP);
- Monterey County Zoning Ordinance (Title 20); and
- Monterey County Coastal Implementation Plan (Part 5), Del

Monte Forest Land Use Plan Area.
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. 

b) The project involves the installation of seven temporary modular
buildings to be used for classroom and laboratory space while one of the



ROBERT LOUIS STEVENSON SCHOOL 
PLN220290  Page 2 

classroom buildings on campus is reconstructed. The seven buildings 
total less than 6000 square feet and are connected with a raised deck 
accessed by stairs and accessible ramps. Six modulars will be used for 
classroom space, biological laboratory work, chemistry laboratory work, 
and one will be used for faculty space. The expectation is that the 
modulars will be in place until 2025. They will be located on an existing 
softball field. No natural vegetation will be removed.  

  c) Allowed Use. The property is located at 3152 Forest Lake Road, Del 
Monte Forest, APN 008-022-003-000 and -021. The parcel is zoned 
Institutional Commercial, Coastal Zone, with a Design Control overlay 
zoning district or “IC-D(CZ)”, which allows accessory structures and 
accessory uses appurtenant to any principal allowed use provided there is 
no intensification of the principal allowed use. While a portion of the 
parcel is also zoned Open Space Recreation, with a Design Control 
overlay district, the modulars appear to be entirely within the IC-D(CZ) 
zoning district. The modulars will provide temporary classroom space 
while an existing, much larger building, is reconstructed. That 
reconstruction is expected to be completed in 2025. A condition is 
recommended that the temporary classrooms be removed once the 
reconstruction is completed and that the site is restored. No increase in 
the number of students or faculty will occur as a result of this 
application. Therefore, the project is an allowed land use for this site. 

  d) Lot Legality. The approximately 7.5 acre property is described in a deed 
found in Monterey County Records at Volume 807 at Page 30. The 
property is located between other legal lots owned by Robert Louis 
Stevenson School that were established through Records of Survey in 
Volume 2, Page 4, Volume 2, Page 206 and Volume 3, Page 5. The legal 
lot for this portion of campus consists of APNs 008-022-003-000 and 
008-022-021-000. 

  e) Design/Neighborhood and Community Character. The school campus 
has been in place for almost 100 years, although it has expanded over 
time. The temporary modular classrooms will be visible from Forest 
Lake Road as part of the over campus, temporarily replacing a softball 
field. The area consists of residential zoning across the street, but the 
classroom activity would be less noisy than use of the outdoor sports 
field it is temporarily replacing. The single story modulars would not 
obstruct any public views of any scenic areas. The project is not within 
an area identified as a visual resource area (DMF LUP Figure 3).  
 
The proposed design matches colors of the school and are consistent 
with the neighborhood: gray and black colors for the modular walls, tan 
window frames, black lattice material, and redwood or cedar deck 
material. 

  f) Development Standards. The project meets all development standards 
for the Institutional Commercial zoning district. The setbacks are 
established through the permitting process. In this case, the temporary 
classrooms are located over 60 feet from the front property line and a 
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much greater distance from the side and rear property lines. The height 
limit in this zoning district is 35 feet. The classrooms are proposed to be 
less than 16 feet tall. Coverage limits for the legal lot are 40 percent; the 
proposed project will result in a temporary increase in coverage to 19.3 
percent. No tree removal is proposed. Minimal grading of approximately 
50 cubic yards is required to prepare the grounds for these units. 
Pescadero Watershed and other watershed limitations (DMF LUP Policy 
77) are applicable to residential development; therefore, they are not 
applicable to this project. 

  g) The project is consistent with DMF LUP policies and regulations found 
in the Monterey County Coastal Implementation Plan. See other 
evidence located in this Finding No. 1. Public Access is not required for 
this project (see Finding No. 6). 

  h) Biological Resources. The property is not located within 100 feet of 
ESHA areas. The area where the classrooms will be installed is currently 
developed as an athletic field and is surrounded by other campus 
structures and Forest Lake Road. A Biological Assessment was 
submitted that described that no biological impacts would occur from 
this project (See Finding No. 2). 

  i) Land Use Advisory Committee (LUAC) Review. The project was not 
referred to the Del Monte Forest Land Use Advisory Committee 
(LUAC) for review. Based on the LUAC Procedure guidelines adopted 
by the Monterey County Board of Supervisors (Resolution No. 15-103), 
this application did not warrant referral to the LUAC because it does not 
meet any of the criteria outlined in Exhibit A to Resolution No. 15-103. 

  j) The project planner conducted a site inspection on September 24, 2022, 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  k) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220290. 

 
 

2. FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 
development and/or use. 

 EVIDENCE: a) The project has been reviewed for site suitability by the following 
departments and agencies: HCD-Planning, HCD-Engineering Services, 
HCD-Environmental Services, Environmental Health Bureau, and 
Pebble Beach Community Services District (Fire District). County staff 
reviewed the application materials and plans to verify that the project on 
the subject site conforms to the applicable plans and regulations, and 
there has been no indication from these departments/agencies that the 
site is not suitable for the development. Conditions recommended have 
been incorporated. 
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  b) Staff identified potential impacts to archaeological resources, biological 
resources, and geotechnical concerns. The following reports have been 
prepared: 
- “Preliminary Cultural Resources Reconnaissance of APN 008-022-

003, -12 and -21” (LIB080665) prepared by Archaeological 
Consulting, Salinas, CA, dated February 27, 1992. 

- “Biological resources Information for the Temporary Classrooms at 
the Stevenson School, Pebble Beach Campus, Monterey County, 
California” (LIB220357) prepared by Kevin Merk Associates, San 
Luis Obispo, California, dated November 11, 2022.  

- “Geotechnical Addendum, Stevenson School Portable Buildings” 
(LIB220358) prepared by Haro Kasunich and Associates, 
Watsonville, California, dated October 14, 2022. 

County staff independently reviewed these reports and concurs with their 
conclusions. There are no physical or environmental constraints that 
would indicate that the site is not suitable for the use. All development 
shall be in accordance with these reports. 

  c) Staff conducted a site inspection on September 24, 2022, to verify that 
the site is suitable for this use. 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220290. 

 

3. FINDING:  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. 

 EVIDENCE: a) The project was reviewed by HCD-Planning, HCD- Engineering 
Services, HCD-Environmental Services, Environmental Health Bureau, 
and Pebble Beach Community Services District (Fire District). 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.   

  b) Necessary public facilities will be provided. Water and sewer service is 
already provided to the entire school property. Potable Water is provided 
through Cal-Am for these modular units. Sewer service is provided 
through Pebble Beach Community Services District.  

  c) A project-specific geotechnical analysis has been prepared to ensure that 
the on-site soils can accommodate these temporary structures. The 
analysis provides specific recommendations on pages 6 through 10 (See 
Finding No. 2 for specific information on the geotechnical 
investigation). 
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  d) Staff conducted a site inspection on September 24, 2022, to verify that 
the site is suitable for this use. 

  e) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220290. 

 

4. FINDING:  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. A 
violation exists on the property related to a fence, but is not in violation 
of Title 20.  

 EVIDENCE: a) Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records. A pool fence has been alleged to be under height. The 
violation of Title 20 has been resolved through the approval of a Design 
Approval. However, a building permit is still needed to finalize the 
action to clear the violation. Whether adjustments to the fence are 
needed are currently under discussion between the property owner and 
building department staff. A condition of approval is added to ensure 
that resolution of this issue occurs prior to receiving a final inspection on 
these modular units. 

  b) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220290. 

 

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

 EVIDENCE: a) California Environmental Quality Act (CEQA) Guidelines Section 
15314 categorically exempts minor additions to existing schools if it 
does not increase student capacity by more than 25 percent or ten 
classrooms. This project provides temporary classrooms to accommodate 
students from a much larger building proposed for reconstruction 
(currently in process under Monterey County Planning file PLN220243). 
Neither this project, nor the reconstruction project, would facilitate an 
expansion of student capacity.   

   This project does not commit the County to approving the reconstruction 
project and will not facilitate the need for the reconstruction to occur. 
This project is not proposed to induce the approval or construction of the 
reconstruction project, which is proceeding on its own timelines. The 
modulars require designing and ordering the units months in advance, 
whereas work involved with the reconstruction could proceed 
immediately upon clearance of any required conditions of approval. 
Further, this project does not include any steps that would amount to 
approval of the reconstruction project. 
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  b) None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project is located within the school campus on a 
softball field and is not within proximity to any sensitive resources (See 
Finding Nos. 1 and 2). The temporary units will be used to replace a 
much larger building during its reconstruction and will not increase the 
number of students that could attend the school. No significant 
environmental effects were identified through the review of the 
application (see Finding Nos. 1 and 2). The project is not located within 
view of any scenic highways (Figure 3, Del Monte Forest Land Use 
Plan). The project is not located within a hazardous waste site 
identified in CA Government Code Section 65962.5. The project will 
not affect historic resources on the site (see Finding No. 2). 

  c) No adverse environmental effects were identified during staff review of 
the development application during a site visit on September 24, 2022. 

  d) See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to Monterey 
County HCD-Planning found in Project File PLN220290. 

 

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

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

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

  c) The subject property is not described as an area where the Local Coastal 
Program requires visual or physical public access (Figure 3, Visual 
Resources, and Figure 8, Major Public Access and Recreational Facilities, 
in the Del Monte Forest Land Use Plan). 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220290. 

 

7. FINDING:  APPEALABILITY – The decision on this project may be appealed to 
the Board of Supervisors. 

 EVIDENCE: a) This project decision is appealable to the Monterey County Board of 
Supervisors pursuant to Monterey County Code Section 20.86.030.A. 

  b) The project is appealable to the California Coastal Commission as the 
project is in an appeal area, between the first public road and the sea, 
pursuant to Monterey County Code section 20.86.080.A.1. 
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DECISION 

NOW, THEREFORE, based on the above findings and evidence, the HCD Chief of Planning 
does hereby:  

1. Find the Coastal Administrative Permit and Design Approval qualifies for Class 4 and
Class 14 Categorical Exemptions pursuant to CEQA Guidelines Sections 15304 and
15314; and

2. Approve the Coastal Administrative Permit and Design Approval to allow the installation
of seven temporary modular units to be used while a classroom building is reconstructed.

All of which are in general conformance with the attached sketch and subject to the attached 
conditions, all being attached hereto and incorporated herein by reference. 

PASSED AND ADOPTED this 15th day of February, 2023. 

Craig Spencer 
HCD Chief of Planning 

COPY OF THIS DECISION MAILED TO APPLICANT ON DATE February 16, 2023.

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 
February 27, 2023.

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

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

NOTES 

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

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

DocuSign Envelope ID: A9ACEF5B-B703-442F-91F9-2F8448B10470
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 Do not start any construction or occupy any building until you have obtained the necessary permits 
and use clearances from Monterey County HCD-Planning and HCD-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. 1-27-2021 

DocuSign Envelope ID: A9ACEF5B-B703-442F-91F9-2F8448B10470



Conditions of Approval/Implementation Plan/Mitigation Monitoring 

and Reporting Plan

PLN220290

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

Responsible Department: HCD-Planning

This Coastal Administrative Permit and Design Approval (PLN220290) allows the 

installation of seven temporary modular buildings to be used for classrooms and 

laboratory space. The property is located at 3152 Forest Lake Road (Assessor's 

Parcel Numbers 008-022-003 and -021), Del Monte Forest Land Use 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 HCD - 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. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department: HCD-Planning

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

 "A Coastal Administrative Permit and Design Approval (Resolution Number 23-008) 

was approved by HCD Chief of Planning for Assessor's Parcel Numbers 008-022-003 

and -021 on February 15, 2023. The permit was granted subject to 9 conditions of 

approval which run with the land. A copy of the permit is on file with Monterey County 

HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/15/2023Print Date: Page 1 of 5 4:31:13PM
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3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

Responsible Department: HCD-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 archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified 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.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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 HCD - 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.

Compliance or 

Monitoring 

Action to be 

Performed:

2/15/2023Print Date: Page 2 of 5 4:31:13PM
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4. PD012(E) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-OTHER)

Responsible Department: HCD-Planning

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 HCD - Planning.  A landscape 

plan review fee is required for this project.  Fees shall be paid at the time of landscape 

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 be continuously maintained by the applicant and all plant material 

shall be continuously maintained in a litter-free, weed-free, healthy, growing condition.  

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Non-Residential Water Release Form and Water Permit Application" 

to the Monterey County Water Resources Agency for review and approval.

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be installed and inspected.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:

2/15/2023Print Date: Page 3 of 5 4:31:13PM
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5. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

Responsible Department: HCD-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 HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, 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.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PD006(A) - CONDITION COMPLIANCE FEE

Responsible Department: HCD-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.

Condition/Mitigation 

Monitoring Measure:

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.

Compliance or 

Monitoring 

Action to be 

Performed:

2/15/2023Print Date: Page 4 of 5 4:31:13PM
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7. PDSP001-TERM OF PERMIT

Responsible Department: HCD-Planning

The structures approved under this permit may be used until May 31, 2026 or within 90 

days after the science building reconstruction is ready for occupancy, whichever 

occurs first. Within 60 days of the above applicable date, the buildings shall be 

removed. Within 180 days of the building removal, the site shall be restored to athletic 

field, or another use if approved under an amendment to this permit or by separate 

permit.

Condition/Mitigation 

Monitoring Measure:

Applicant shall apply for permits to remove the structures within the timeframes 

established in the condition.

Remove the buildings within 60 days of the cessation of use.

Restore the project site to an athletic field within 180 days of the structure removal, 

unless a permit for a different use is obtained.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PDSP002-CLEARANCE FOR FENCE

Responsible Department: HCD-Planning

Prior to final inspection and occupancy of any of these structures, obtain a construction 

permit if required by the Building Official for the fence identified in 21CE00515.

Condition/Mitigation 

Monitoring Measure:

Obtain a construction permit for the pool fence, if required. Proceed to final for that 

construction permit pursuant to the terms of the construction permit.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PDSP003--CONSTRUCTION EQUIPMENT ROUTE

Responsible Department: HCD-Planning

Prior to issuance of construction permits, submit a final routing plan that describes 

ingress and egress from the project site to Highway 1. The plan shall address routes 

used for equipment hauling, construction vehicles, modular units, and construction 

waste removal.

Condition/Mitigation 

Monitoring Measure:

Submit plan prior to issuance of grading or construction permits.Compliance or 

Monitoring 

Action to be 

Performed:

2/15/2023Print Date: Page 5 of 5 4:31:13PM
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PROJECT INFORMATION

DRAWING INDEX

Stevenson School - Temporary Classrooms

ARCHITECT: LANDSCAPE ARCHITECT: CIVIL ENGINEER: STRUCTURAL ENGINEER:

49 Geary Street
Suite 300
San Francisco, CA 94108
T: 415.989.2100  F: 415.989.2101

Bohlin Cywinski 
Jackson

2200 Bridgeway
Sausalito, CA 94965
v: 415.332.5100

SWA Group

6 Harris Court
Monterey, CA 93940
v: 831.649.5225

Whitson Engineers

3031 Tisch Way
San Jose, CA 95128
v: 408.517.0373

Daedalus Structural 
Engineering

SealFIRE AND LIFE SAFETY CONSULTANT

1777 North California Blvd, Suite 200
Walnut Creek, CA 94596
v: 925.979.9993   f: 925.979.9994

The Fire 
Consultants, Inc.

The new temporary classrooms at the Stevenson School are a set of seven pre-fabricated, portable classroom units which will be leased by the school from the manufacturer, Modern Building Systems. These classrooms will provide 
continued science and math instruction space while Lindsley Hall is demolished and the new Math, Science, and Engineering Center (MSEC) is constructed over a two-year period. Two of the portables will be wet lab classrooms for 
biology instruction, and will come equipped with sinks and lab casework. Two additional portables will be dry lab classrooms for physics and environmental science instruction, with no special plumbing and/or ventilation required. 
Another two portables will be used for chemistry labs, and will be equipped with plumbing, ventilation, and exhaust systems. There will be one additional portable for lab prep and faculty workspace. As shown in the drawings, these 
modular classrooms will be configured around a raised, central gathering deck space, with stair and accessible ramp access to adjacent finish grades. A limited amount of new concrete paving will connect to existing campus 
pedestrian paths. 

CODE SUMMARYPARTIAL LIST OF APPLICABLE CODES AND ORDINANCES
California State Codes:
• 2022 California Building Standards Administrative Code, 

California Code of Regulations, Title 24, Part 1
• 2022 California Building Code (CBC), 

California Code of Regulations, Title 24, Part 2, Volumes 1-2
Note that the 2022 CBC is currently under review by the California Building Standards 
Commission (CBSC). If approved it would go into effect on January 1, 2023. 
Depending on the date of permit submission, the 2022 CBC may be applicable. 

• 2022 California Electrical Code, California Code of Regulations, Title 24, Part 3
• 2022 California Mechanical Code, California Code of Regulations, Title 24, Part 4
• 2022 California Plumbing Code, California Code of Regulations, Title 24, Part 5
• 2022 California Energy Code, California Code of Regulations, Title 24, Part 6
• 2022 California Fire Code, California Code of Regulations, Title 24, Part 9
• 2022 California Green Building Standards Code, 

California Code of Regulations, Title 24, Part 11, also known as CALGreen
• 2022 California Fire Code, California Code of Regulations, Title 24, Part 11

Monterey County Code of Ordinances: 
• Title 16, Environment, relevant sections include, but are not limited to: 

1. Chapter 16.08 Grading 
2. Chapter 16.12 Erosion Control 
3. Chapter 16.14 Urban Stormwater Quality Management and Discharge Control 

• Title 18, Buildings and Construction – all applicable chapters 
• Chapter 18.02 Building Code. Monterey Code of Ordinances includes CBC 

code amendments for several sections of the CBC, including but not limited to: 
1. 15051 Roofing requirements 
2. 1701.3 Concrete Construction 
3. Ch. 18.09 Fire Code Amendments 

• Chapter 18.03 - Electrical Code 
• Chapter 18.04 – Mechanical Code 
• Chapter 18.05 – Plumbing Code 
• Chapter 18.06 – Energy Code 
• Chapter 18.09 – Fire Code 
• Chapter 18.11 – Green Building Standards 
• Chapter 18.44 – Residential and Commercial Water Conservation Measures 

• Title 20, Coastal Zone (CZ) Ordinance
• Del Monte Forest Land Use Plan, Monterey County Local Coastal Program, 2012 

Pebble Beach Community Services District: 
• Fire Standard Conditions 
• Defensible Space Checklist 

Supporting Codes/Standards: 
A selection of supporting codes/standards, as referenced within the CBC, are indicated below 
[Note 1]: 
• NFPA 13: Installation of Sprinkler Systems 2016, with 2016 California Amendments 
• NFPA 72: National Fire Alarm 2016 

Note 1: The supporting list of codes/standards, given above, is not exhaustive and indicates 
only a selection of the key fire safety codes applicable to the building’s design. A full list of 
reference codes is included within Chapter 16 (Referenced Standards) of the CBC.

PROJECT DATA SUMMARY TABLE
1. Parcel Size: 5.45 acres
    Assessor's Parcel Number (APN): 008-022-003-000 
2. General Plan Land Use Designation: Institutional
3. Zoning Designation: IC-D (Institutional Commercial within a Design Control Destrict) 

    or D-CZ (Design Control District)
4. Lot Coverage

- Allowed: Maximum 40%
- Existing Buildings Footprint Total = 57,324 sf
- Existing Lot Coverage = 24.1%
- Proposed Footprint Total = 63,372 sf
- Proposed Lot Coverage = 26.7%

5. Floor Area Ratio (FAR): N/A; project is part of a planned development. See campus General Development plan.
6. Impervious Coverage

- Structures: 6,048 SF
- Impervious Surfaces: 578 sf

7. Pervious Coverage: 9,490 sf
8. Water Management Agency: Monterey Peninsula Water Mgmt District (MPWMD)
9. Fire District: Pebble Beach CSD
10. Fire Hazard Zone: High/Very High
11. Utilities: 

- Sewer: Pebble Beach Community Services District
- Sewer Disposal: Carmel Area Wastewater District
- Water: California-American Water Co.
- Electrical/Gas: PG&E Pacific Gas & Electric Company

12. Parking: See campus GDPA Traffic Impact and Parking Analysis by Traffic Engineer Keith Higgins, dated 
4/21/2021.

Address: 3152 Forest Lake Rd, Pebble Beach, CA 93953
Site Area Within Limit of Work: 15,013 sf
Construction Type: V-B
Occupancy Classification: E
Building Stories: 1 Story
Building Height: 15'-11", from average existing grade to top of roof
Building Area (Gross): 6,048 sf (Gross, per CBC Section 202 definition of building area, this includes all areas of 
the building within the horizontal projection of the roof above. Thus, this number includes exterior roof overhangs). 
Fire Resistance Rating Requirements: No Fire Rated wall assemblies needed, however the Stevenson School 
Pebble Beach campus is within a high wildfire  severity zone. Therefore, all exterior materials to meet the 
requirements of CBC chapter 7A Materials and Construction Methods for Exterior Wildfire Exposure. 
Roof Fire Classification: Class A rating when tested in accordance with ASTM E108 or UL790.
Seismic Response Category: Category D
Sprinklers: The modular classrooms will be protected by an approved supervised fire sprinkler system, to be 
submitted as a deferred submittal under a separate permit. The concealed space under the decking will not 
require sprinklering since it will not be used for storage. Access hatches to crawl space not to exceed 20"x30".
Flame Spread Classification: Class A
Fire Alarm: Yes, deferred submittal under separate permit.

OPERATIONS PLAN

Uses: Academic Teaching Facility
Operation: School hours 8am-5pm Monday thru Friday, with occasional weekend use by students and faculty 
between similar hours.
Parking: The temporary classrooms will be in use during the demolition of the existing Lindsley Science Center. 
There is no change to campus parking. See campus GDPA.
Traffic: See campus GDPA Traffic Impact and Parking Analysis by Traffic Engineer Keith Higgins, dated 
4/21/2021. 
Signs: No additional signage beyond code required room signage at each modular classroom entry door.
Landscaping Plan: See sheet L4.00. There are no trash/recycling facilities in this project; the School will use its 
existing facilities at Reid Dining Hall.
Exterior Lighting Plan: See sheet L3.00
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TABLE 1705.6 - REQUIRED SPECIAL INSPECTIONS AND TESTS OF SOILS
THE FOLLOWING ITEMS SHALL BE INSPECTED BY THE SOILS ENGINEER DESIGNATED BY THE OWNER.   SPECIAL INSPECTION AGENCIES AND/OR INDIVIDUALS
SHALL BE RETAINED BY THE OWNER AND APPROVED BY THE BUILDING OFFICIAL PRIOR TO ANY WORK. FOR MATERIAL TESTING REQUIREMENTS, SEE
SPECIFICATIONS AND/OR GENERAL NOTES. TESTING AGENCY SHALL SEND COPIES OF ALL TESTING AND INSPECTION REPORTS DIRECTLY TO THE BUILDING
OFFICIAL AND ENGINEER.

TYPE

1. VERIFY MATERIALS BELOW SHALLOW FOUNDATIONS ARE ADEQUATE TO
ACHIEVE THE DESIGN BEARING CAPACITY

PERIODICCONTINUOUS

X

2. VERIFY EXCAVATIONS ARE EXTENDED TO PROPER DEPTH AND HAVE
REACHED PROPER MATERIAL
3. PERFORM CLASSIFICATION AND TESTING OF COMPACTED FILL MATERIALS.

4. VERIFY USE OF PROPER MATERIALS, DENSITIES AND LIFT THICKNESSES
DURING PLACEMENT AND COMPACTION OF COMPACTED FILL.

5. PRIOR TO PLACEMENT OF COMPACTED FILL, INSPECT SUBGRADE AND
VERIFY THAT SITE HAS BEEN PREPARED PROPERLY.

X

X

X

X

REQ'D NOTES

X

X

6. PERFORM INSPECTION OF KEYWAY LOCATION EXCAVATION AND PLACEMENT
FILL.
7. COMPACTED BASE PLACEMENT AND COMPACTION

8. DRAINAGE INSTALLATION INPSECTION

X

X

X

X

X

X

X
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RAISED CIRCULATION DECK CONNECTING 
MODULAR CLASSROOMS.

ACCESSIBLE PATH OF TRAVEL

EXISTING PARKING LOT.

ASPHALT PAVING, SLD.

COMPACTED AGGREGATE BASE ALONG 
PERIMETER OF CLASSROOMS.
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FLOOR PLAN KEYNOTES

1.

2.

3.

4.

5.

6.

7.

8.

#

CONCRETE PEDESTRIAN PAVING, SLD.

STAIR TREAD MATERIAL AND 36" HANDRAIL TO BE 
UNFINISHED WESTERN RED CEDAR OR REDWOOD, 
PENDING FINAL PRICING.

ACCESSIBLE RAMP WITH 42" GUARDRAIL TO BE 
UNFINISHED WESTERN RED CEDAR OR REDWOOD, 
PENDING FINAL PRICING.

RAISED CIRCULATION DECK CONNECTING 
MODULAR CLASSROOMS. DECKING MATERIAL TO 
BE UNFINISHED WESTERN RED CEDAR OR 
REDWOOD, PENDING FINAL PRICING.

COMPACTED AGGREGATE BASE ALONG 
PERIMETER OF CLASSROOMS.

FIRE RETARDANT TREATED WOOD PICKET 
GUARDRAIL, 42" TALL, WHERE OCCURS.

PTD. METAL PIPE DOWNLEADER, TYP.

LOCATION OF FIRE SPRINKLER RISER, SCD.

SHEET NOTES

1. SEE MANUFACTURER'S DRAWINGS FOR MODULAR 
CLASSROOM INFORMATION, INCLUDING 
FOUNDATION DETAILS, PLAN LAYOUTS, AND WALL 
SECTIONS.
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ROOF PLAN KEYNOTES

1. PTD. METAL GUTTERS AND 
DOWNLEADERS, TYP.
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PEWTER GREY ASPHALT SHINGLES

PLYWOOD T1-11 TYPE SIDING, 
PTD. COLOR KM 5751 COASTLINE 
TRAIL

PLYWOOD T1-11 TYPE SIDING, 
PTD. COLOR BM 2132-10 BLACK

1x3 WOOD LATTICE 
FIRE RETARDANT TREATED AND 
PTD. COLOR BM 2132-10 BLACK

UNFINISHED WESTERN RED CEDAR 
OR REDWOOD, PENDING FINAL 
PRICING

WESTERN RED CEDAR OR 
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PRICING AND 
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SCALE: 1/8" = 1'-0"A2.01

WEST BUILDING ELEVATION1

SCALE: 1/8" = 1'-0"A2.01

NORTH BUILDING ELEVATION2

SCALE: 1/8" = 1'-0"A2.01

EAST BUILDING ELEVATION3

SCALE: 1/8" = 1'-0"A2.01

SOUTH BUILDING ELEVATION4

AVG. NATURAL GRADE
(258.00'), SCD

AVG. NATURAL GRADE
(258.00'), SCD

AVG. NATURAL GRADE
(258.00'), SCD

AVG. NATURAL GRADE
(258.00'), SCD

No. Description Date

MECHANICAL UNIT,
SEE MFR. DWGS.

MECHANICAL UNIT,
SEE MFR. DWGS.

MECHANICAL UNIT,
SEE MFR. DWGS.

MECHANICAL UNIT,
SEE MFR. DWGS.

FIRE RETARDANT TREATED
WOOD PICKET GUARDRAIL,
PTD. COLOR BM 2132-10
BLACK
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XX-#

PEWTER GREY ASPHALT SHINGLES

PLYWOOD T1-11 TYPE SIDING, 
PTD. COLOR KM 5751 COASTLINE 
TRAIL

PLYWOOD T1-11 TYPE SIDING, 
PTD. COLOR BM 2132-10 BLACK

1x3 WOOD LATTICE 
FIRE RETARDANT TREATED AND 
PTD. COLOR BM 2132-10 BLACK

UNFINISHED WESTERN RED CEDAR 
OR REDWOOD, PENDING FINAL 
PRICING

WESTERN RED CEDAR OR 
REDWOOD, PENDING FINAL 
PRICING AND 
PTD. COLOR BM 2132-10 BLACK
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RT-1

SID-2                          RAW MATERIAL
TO BE PAINTED:

SID-1 SID-2KM 5751
COASTLINE TRAIL

BM 2132-10
BLACK

WD-1 UNFINISHED WESTERN RED CEDAR KNOTTY 
DECKING, OR UNFINISHED REDWOOD DECKING, 
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SID-3SID-3 BM 2132-10
BLACK

FIRE RETARDANT TREATED 
WOOD LATTICE MATERIAL TO BE 
PAINTED BM 2132-10

TAN WINDOW FRAME COLOR
FOR MILGARD 6110 VINYL
WINDOW FRAME FINISH

REDWOOD DECKING CEDAR DECKING

49 Geary Street
Suite 300
San Francisco, CA 94108
v: 415.989.2100   f: 415.989.2101

Scale

Date

BCJ Project Number

Seal

Revisions

© 2020 Bohlin Cywinski Jackson

Owner:

Bohlin Cywinski Jackson
Architecture Planning Interior Design
Wilkes-Barre Pittsburgh Philadelphia Seattle San Francisco

As indicated

11
/3

0/
20

22
 6

:3
6:

16
 P

M

A2.02

EXTERIOR BUILDING
MATERIALS

DECEMBER 1, 2022

21511

STEVENSON SCHOOL

STEVENSON SCHOOL TEMP.

CLASSROOMS

ARCHITECTURAL
REVIEW SUBMITTAL

3152 Forest Lake Rd, Pebble Beach, CA 93953
831.625.8300

EXTERIOR BUILDING MATERIALS

No. Description Date



SHEET NOTES

1. MODULAR CLASSROOM DRAWINGS SHOWN HERE 
ARE PRELIMINARY AND FOR REFERENCE ONLY. 
FINAL DRAWINGS WILL BE ISSUED BY MODERN 
BUILDING SYSTEMS SPECIFIC TO THIS PROJECT AT 
A LATER DATE.
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