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EXHIBIT B
DRAFT RESOLUTION

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

In the matter of the application of:
MCDOUGALL AMY E. (PLN230127)
RESOLUTION NO. 24--
Resolution by the Monterey County Planning
Commission:

1) Finding that denial of a project qualifies for a
Statutory Exemption pursuant to CEQA
Guidelines section 15270; and

2) Denying a Combined Development Permit
consisting of:

a. An Administrative Permit and Design
Approval to allow construction of a
12,469.5 square foot six-story single-
family dwelling with an attached 934
square foot garage, an attached 2,124
square foot Accessory Dwelling Unit,
an attached 483 square foot Junior
Accessory Dwelling Unit, and 3,419.5
square feet of covered and uncovered
decks, patios, and exterior staircases,
and associated site improvements
including drilling a domestic well;
b. Use Permit to allow the removal of up
to five Coast live oaks;
c. A Use Permit to allow development on
slopes in excess of 25 percent; and
d. A reduction of the required front, side,
and rear setbacks from 5 feet to 0 feet
without seeking a variance.
[PLN230127, McDougall Amy E., 10196 Oakwood
Circle, Carmel, Carmel Valley Master Plan, (APN:
416-542-011-000)]

The MCDOUGALL AMY E. application (PLN230127) came on for a public hearing before
the Monterey County Planning Commission on August 28, 2024 and September 25, 2024.
Having considered all the written and documentary evidence, the administrative record,
the staff report, oral testimony, and other evidence presented, including the project plans,
the Monterey County Planning Commission finds and decides as follows:

FINDINGS
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1. FINDING: INCONSISTENCY - The Project, as proposed and designed, is not
consistent with the applicable plans and policies which designate this
area as appropriate for development.

EVIDENCE: a) During review of this application, staff reviewed the project for

consistency with the text, policies, and regulations in:

- the 2010 Monterey County General Plan;

- Carmel Valley Master Plan;

- Carmel Valley Ranch Specific Plan; and

- The Monterey County Zoning Ordinance (Title 21 of the

Monterey County Code).

Conflicts were found. Communications were also received during
review of the project indicating any inconsistencies with the text,
policies, and regulations in these documents.

b) Based on the Project Data table of the attached plans, the project
proposes construction of a 7,112 square foot six-story single-family
dwelling (inclusive of stairs, entry, and elevator) with an attached 832
square foot garage, an attached 1,600 square foot Accessory Dwelling
Unit (ADU), an attached 483 square foot Junior Accessory Dwelling
Unit (JADU), and 2,347 square feet of covered and uncovered decks,
for a total square footage of 12,374 square feet. However, the project
plans provide misleading and factually incorrect information, namely
inaccurate floor area calculations and misstatements as to current
topographic conditions. Per HCD-Planning staff’s calculations, the
proposed project includes construction of a 12,469.5 square foot six-
story single-family dwelling with an attached 934 square foot garage, an
attached 2,124 square foot ADU, an attached 483 square foot JADU,
and 3,419.5 square feet of covered and uncovered decks, patios, and
exterior staircases, for a total of 19,430 square feet. Staff’s floor area
calculations were measured from the exterior face of the enclosing
walls, as required by Title 21, and relied upon the provided scale (0.25
inches to 1 foot). Associated site modifications include development on
slopes in excess of 25 percent, removal of Coast live oaks, and drilling
of a domestic well. Although the residential structure is designed to
encroach into the required 5-foot setbacks on all sides, the Project does
not request a variance to modify such requirement.

c) Existing Conditions. Most of the subject property (0.08 acres) contains
slopes exceeding 25 percent. Three Coast live oak trees are present and
the property is currently vacant. Sheet A13 of the attached project plans
illustrates two terrain lines. Based on the prepared topographic survey
and United State Geologic Survey (USGS) data, the portion of
Oakwood Circle Road that abuts the subject property has elevations
above mean sea level (AMSL) of 230 feet to 227 feet. The prepared
topographic survey and USGS maps confirm that the subject property,
which steeply drops off from Oakwood Circle Road, has elevations of
approximately 221 feet to 199 feet AMSL. The current topographical
conditions generally correspond with the illustrated “Elevation Line of
Natural Terrain” on Sheet A13. Contrary to this information, the project
plans erroneously illustrate Oakwood Circle Road and site conditions
approximately 27 feet below current conditions - 203 feet AMSL for
Oakwood Circle Road and 174 feet to 194 feet AMSL for the subject
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property. These nonexistent elevations are depicted as the “Line of
Terrain After Oakshire Ph. (II-1IT) Development” on Sheet A13. The
attached plans and prepared technical reports incorrectly assume that the
“Line of Terrain after Oakshire Ph. (II-III) Development” represents
current conditions. The project plans estimate 1,272 cubic yards of cut,
with 875 cubic yards of fill. However, as shown on Sheet A16, the
project’s estimated earthwork is based on the “Line of Terrain After
Oakshire Ph. (II-IIT) Development” and thus only accounts for the lower
two levels. Based on existing topographic conditions, three and a half
levels of the proposed six-story residence are subterranean.
Approximately 35 to 45 feet would be excavated to accommodate these
subterranean levels. Staff’s calculations estimate that the project would
require approximately 4,864 cubic yards of cut. By utilizing a grade
condition that does not exist, the project plans and related technical
reports dramatically underestimate the ground disturbance and related
site alterations necessary to support the project, as well as the resulting
environmental impacts.

d) The property is located at 10196 Oakwood Circle, Carmel, Carmel Valley
Master Plan, (Assessor’s Parcel Number [APN]: 416-542-011-000). The
subject property is zoned Medium Density Residential (MDR/5-D-S-
RAZ), which allows for the establishment of the first single-family
dwelling as an allowed use, subject to no discretionary permits.
However, pursuant to Title 21 sections 21.44.030.A and 21.45.040.B, all
development located in the Design Control (“D”) and Site Plan Review
(S) zoning overlay districts are subject to a Design Approval and
Administrative Permit, respectively. ADUs and JADUs meeting the
requirements of Title 21 section 21.64.030 are ministerial projects.
However, the proposed single-family dwelling, inclusive of an internal
ADU and JADU, requires development on slopes in excess of 25
percent and tree removal, and therefore requires the appropriate
discretionary permits before the accessory units can be constructed. As
discussed in this Finding, and for reasons elucidated in subsequent
Findings and Evidence, the proposed project is inconsistent with
applicable policies, goals, and text of the 2010 Monterey County
General Plan, Carmel Valley Master Plan, Carmel Valley Ranch
Specific Plan, and Monterey County Zoning Ordinance (Title 21). The
proposed single-family dwelling, inclusive of an internal ADU and
JADU, is referenced throughout this Resolution as the “residential
structure.”

e) Lot Legality. The subject property is comprised of a residential lot
(3,528 square feet, 0.081 acres in size) and a garage lot (479 square feet;
0.011 acres in size), which are respectively identified as Lots 10 and
G10 on the recorded final map for Tract 1045 of the Oakshire Phase II-
III Subdivision (Volume 16, Cities and Towns Map, Page 8). Therefore,
County recognized the subject property as a legal lot of record.

f) Design/Neighborhood and Community Character. The proposed project
is inconsistent with applicable design-related policies of the Carmel
Valley Master Plan and Carmel Valley Specific Plan, as well as Title
21, Chapter 21.44. See Finding No. 2 and supporting evidence.
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g) Development Standards (height). The development standards for the
MDR zoning district are provided by Title 21 section 21.12.060. As a
Planned Unit Development, the subject property is not subject to lot
coverage or floor area ratio limitations. The maximum allowed height in
the MDR zoning district for main structures and attached accessory
structures is 30 feet from the average natural grade. The project plans
illustrate the proposed residential structure as having a height of 26 feet,
5 inches above average natural grade (calculated from the “Elevation
Line of Natural Terrain” [current conditions]). Given the inaccuracies of
the plans, it cannot be determined for certain whether the calculated
average natural grade is correct, but the plans appear to propose a
residence below the maximum allowed height.

h) Development Standards (setbacks). Required setbacks for main
structures and attached accessory structures in this zoning district are 20
feet (front), 5 feet (sides), and 10 feet (rear), unless otherwise noted on
the recorded final map. The recorded final map for Tract 1045 of the
Oakshire Phase II-1I1 Subdivision, illustrates the subject property (Lot
10 and G10) as being subject to 5-foot setbacks on all sides, except for
the garage lot, which does not have setbacks. The proposed residential
structure’s footprint abut the front, rear and western (side) property
lines, and are therefore inconsistent with the required setback
requirement. While the residential structure’s footprint does not
encroach into the eastern side setback, its uncovered and covered patios
encroach into the required setback by approximately 4 feet. Pursuant to
Title 21 section 21.62.040, uncovered patios (greater than 24 inches
above average natural grade grade) may extend three feet into the
required side setback and covered patios (greater than 24 inches above
average natural grade grade) may extend up to 2.5 feet into the required
setback. The proposed uncovered and covered decks and patios are
inconsistent with the setback exceptions. The granting of a variance
would be required to modify the subject setback requirement, pursuant
to Title 21 Chapter 21.72. The Applicant/Owner did not request a
variance to allow the proposed reduction of the required setbacks from
five feet to zero feet. Therefore, as proposed and designed, the
residential structure and site improvements do not comply with the
required setback site development standard of the MDR zoning district
or the applicable exceptions.

1) Development on Slopes in Excess of 25 Percent. The Proposed Project
included development on slopes in excess of 25 percent. In this case, the
criteria to grant the required Use Permit have not been met. See Finding
No. 6 and supporting evidence.

j)  Tree Removal. The Proposed Project includes the removal of up to 5
Coast live oak trees. The project is inconsistent with Title 21 sections
21.64.020D(4) and 21.64.020D(5) and Carmel Valley Master Plan
Policy CV-3.11, because it does not minimize tree removal and is
unable to provide adequate on-site replanting. See Finding No. 5 and
supporting evidence.

k) Accessory Dwelling Unit. As proposed, the project includes
construction of an Accessory Dwelling Unit (ADU) and Junior
Accessory Dwelling Unit (JADU). The proposed ADU is inconsistent
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with Title 21 sections 21.06.372 and 21.64.030. See Finding No. 7 and
supporting evidence.

1) Alteration of Landforms. 2010 General Plan Policy OS-1.2 states
“Development in designated visually sensitive areas shall be
subordinate to the natural features of the area.” The project site is in a
visual sensitivity area identified as “Highly Sensitive”, per Figure 14 of
the 2010 Monterey County General Plan, and therefore, Policy OS-1.2
applies. Further, Carmel Valley Master Plan Policy CV-3.4 requires that
alterations of hillsides and natural landforms be minimized. The
proposed design of the residence does not minimize alteration of the
property’s hillside and existing topography. As designed, 3.5 levels of
the proposed six-story residential structure are sited below grade. The
entire property would be excavated 35 to 45 feet down to accommodate
the proposed subterranean levels. Based on staff’s calculations, the
project requires approximately 4,864 cubic yards of cut. In addition to
the grading for the lower levels, the proposed residential structure
maximizes alteration of the subject property’s hillside by encroaching
into the required setbacks on all sides. The proposed project is
inconsistent with General Plan Policy OS-1.2 and CVMP Policy CV-3.4
because it would not be subordinate to the natural features of the
property and instead, would alter the environment to conform to the
Applicant/Owner’s desired design.

m) Staff identified potential impacts to soils, geological, and forest
resources. The Applicant commissioned the following reports:

“Arborist Report” (LIB230212) prepared by Andrew Tope,
Carmel, CA, August 14, 2016, amended October 2, 2023.

- “Geotechnical Investigation (Design Phase)” (LIB230213)
prepared by Greg Bloom, Freedom, CA, June 22, 2022,
supplemented with a letter entitled “Foundation Observation”,
dated June 6, 2024.

County staff independently reviewed these reports and partially disagree
with their conclusions. These reports were based on the
Applicant/Owner’s erroneous supposition that the elevations of the
property and surrounding area are approximately 27 feet below existing
conditions (see Finding No. 1, Evidence “c”). Therefore, the
information contained in these reports is inaccurate and staff cannot rely
on their recommendations to determine whether the project site is
suitable for the proposed use.

n) Land Use Advisory Committee (LUAC) Review. The proposed project
was referred to the Carmel Valley Land Use Advisory Committee for
review on June 17, 2024. At this meeting, members of the public raised
concerns relating to setbacks, the size and internal circulation of the
ADU, impacts on public and private views, neighborhood compatibility,
development on steep slopes, erosion control, and parking. Members of
the LUAC raised similar concerns and noted that the proposed amount
of glass could cause light pollution. After public testimony, the LUAC
voted 4-0 to oppose the project as proposed.

0) Public Comment. Members of the public object to the proposed height,
colors materials, and size of the residence, citing its inconsistency with
the Carmel Valley Master Plan and Carmel Valley Ranch Specific Plan,
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and lack of compatibility with the surrounding neighborhood.
Additionally, concerns included the project’s potential impact on
aesthetics, specifically nighttime light pollution, neighborhood safety,
slope stability, drainage, nearby trees, and property values.

p) The project planner conducted a site inspection on August 1, 2024, to
verify that the project on the subject parcel conforms to the plans listed
above. Discrepancies in the project plans were identified. See Finding
No. 1, Evidence “b” and “c”

q) The apphcatlon, project plans, and related support materials submitted
by the project applicant to County of Monterey HCD-Planning found in
Project File PLN230127.

2. FINDING: DESIGN - The size, materials, and design of the proposed project are
inconsistent with the applicable policies and regulations of the Carmel
Valley Master Plan, Carmel Valley Ranch Specific Plan, and Title 21
(Zoning Ordinance).

EVIDENCE a) Carmel Valley Master Plan (CVMP) Policy CV-1.1 requires that
development follow a rural architectural theme to ensure preservation of
Carmel Valley’s rural character. Further, CVMP Policy CV-1.20
requires that new development proposals be reviewed for consistency
with the following guidelines:

e Proposed development encourages and furthers the letter and
spirit of the Master Plan

e Development either shall be visually compatible with the
character of the valley and immediate surrounding areas or shall
enhance the quality of areas that have been degraded by existing
development.

e Materials and colors used in construction shall be selected for
compatibility with the structural system of the building and with
the appearance of the building’s natural and man-made
surroundings.

e Structures should be controlled in height and bulk to retain an
appropriate scale.

e Development, including road cuts as well as structures, should
be located to minimize disruption of views from existing homes.

e Minimize erosion and/or modification of landforms.

Minimize grading through step and pole foundations.

b) The Carmel Valley Ranch Specific Plan (CVRSP) (CVMP Policy CV-
1.22) is a designated special treatment area that establishes specific
regulations for the various land uses within the Carmel Valley Ranch.
The subject property and surrounding Oakshire Subdivision are within
the CVRSP area. Housing within the CVRSP area is subject to four
main design-related criteria: Architectural Style, Height and Form,
Colors and Building Materials, and Development Character. These
criteria require:

1. Architectural Style shall be in keeping with the Carmel Valley
setting and tradition. Compatible architectural styles include
barn, ranch, and an adaptation of early Monterey.

2. The height and form of structures shall reflect and complement
the character of the landscape setting. Building size and
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placement shall respect the natural lines of vegetation and
topography.

3. Natural materials indigenous to the area (i.e., wood, stone,
adobe) shall be used in the construction and enhancement of
structures. Colors shall harmoniously blend with the immediate
surroundings and shall be confined to earth and vegetation colors
(i.e., browns, siennas, beiges, olive greens). Construction which
breaks up the form of buildings and creates surface interest shall
be utilized.

4. Residential building shall be located to reduce visual and
physical impact on the land and planned to fit into the natural
environment.

c) Pursuant to Title 21 Chapter 21.44, the proposed project site and
surrounding area are designated as a Design Control Combining District
(D District), which regulates the location, size, configuration, materials,
and colors of structures and fences to assure the protection of the public
view shed and neighborhood character.

d) Architectural Style & Colors and Materials. As designed, the project
incorporates a modern-contemporary architectural style that utilizes
horizontal dark brown wood siding, grey stone exterior, and large glass
windows with black aluminum framing. The proposed architectural
style is not compatible with the neighborhood character or Carmel
Valley’s rural setting. Additionally, it does not incorporate rural
architectural features (e.g., board and batten siding, gabble, hipped, or
low-pitched rooflines, one to two stories, etc.) required by the Carmel
Valley Master Plan and Carmel Valley Ranch Specific Plan. While the
proposed materials, like stone and wood, are in keeping with the natural
materials indigenous to the area, the proposed colors of such materials,
flat roof, large expanses of glass windows, and multiple material
transitions are neither compatible with the neighborhood character or
Carmel Valley’s rural setting, nor do they blend in the with surrounding
natural environment. Further, the geometric, stacked cube-like design of
the structure does not break up the form of the building and increases
the perceived massing. Consequently, the proposed development is
inconsistent with CVMP Policy CV-1.1 and the CVRSP, which
recommends that design conform to rural architectural themes.

e) Height and Form. The proposed six-story residential structure is
approximately 26.5 feet from average natural grade (see Finding No. 1,
Evidence “g”). The proposed structure complies with the maximum
allowed height of 30 feet by siting 3.5 levels below grade
(subterranean). As proposed, the entire property’s grade would be
excavated by 35 to 45 feet to accommodate the subterranean levels. The
proposed height does not reflect or complement the character of the
landscape setting and instead significantly alters the natural terrain.
Consequently, the proposed building size does not respect the natural
lines of the property and is inconsistent with the CVRSP.

f) Development Character. As detailed in the preceding evidence, the
proposed project and associated ground disturbance significantly alter
the physical landscape and do not conform to the natural environment.
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g) Neighborhood Character. The project planner conducted a site
inspection on August 1, 2024, to determine the existing neighborhood
character of the subject subdivision. Many residences in the Oakshire
Subdivision were constructed in the late 1990s and consist of rural
architectural types (e.g., split-level ranch or farmhouse) with horizontal
board and batten. Colors of the existing neighborhood are limited to
muted earth tones (i.e., brown, beige, yellow, and olive green, etc.).
Existing residences do not exceed two floors of habitable space. The 21
developed residential lots within the Oakshire Subdivision range
between approximately 3,136 to 5,837 square feet in size. The average
residential lot (excluding the garage lot) is 3,860 square feet (0.88
acres). Based on staff’s review of previously approved planning permits
within this subdivision, the average single-family dwelling (not
including the garage) is approximately 3,427 square feet, with
individual residences ranging between 2,400 and 4,650 square feet
(excluding garage square footage). The average dwelling square footage
to lot size ratio is 0.9:1, but individually range between 0.59:1 to 1.3:1.
As currently designed, the proposed 15,076 square foot residence
(including the proposed ADU and JADU, but excluding the garage and
uncovered and covered, decks, terraces, and exterior staircases) is four
times larger than the average residence in the Oakshire subdivision,
amounting to a dwelling square footage to lot size ratio of 4.27:1. The
proposed height and bulk are not of an appropriate scale. Although the
proposed residential structure is six stories high, only three levels will
be visible from Oakwood Circle Road because most of the structure is
subterranean. Other residences in the Oakshire Subdivision only have
one to two levels visible from the front property line. Based on a review
of the previously approved planning permits within the subject
subdivision, no residential development has been approved above a
garage on a garage lot. Here, the proposed JADU would be situated
above the garage (on the garage lot) and would thus increase the visible
bulk and mass and further distinguish the proposed residence from the
surrounding neighborhood. The proposed residence’s architectural style,
height and form (bulk and mass), colors and materials colors, and
impact on the land are out of character with the surrounding residential
neighborhood. Consequently, the proposed development is inconsistent
with both CVMP Policy CV-1.20 and the CVRSP.

h) CVMP Policy CV-1.20. Based on preceding Evidence “d” through “g”,
the proposed project’s colors, materials, height and form, land
disturbance, and architectural style are not visually compatible with the
character of Carmel Valley or the immediate neighborhood and
maximum modification of landforms. Consequently, the proposed
development is inconsistent with CVMP Policy CV-1.20.

1)  Visual Resources. The project site is in a visual sensitivity area
identified as “Highly Sensitive”, as designated on Figure 14 (Greater
Monterey Peninsula Scenic Highway Corridors and Visual Sensitivity
Map) of the 2010 Monterey County General Plan. With a height of
approximately 26.5 feet above average natural grade (see Finding No. 1,
Evidence “g”), the top one to two stories will be visible from Carmel
Valley Road (0.4 miles north). The proposed residence’s visibility from
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Carmel Valley Road is comparable to the visibility of other residences
within the area because a majority of the proposed residential structure
is sited below grade.

j)  The application, project plans, and related support materials submitted
by the project applicant to County of Monterey HCD-Planning found in
Project File PLN230127.

3. FINDING: HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for may 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 the Monterey County Regional Fire Protection District.

b) Sewer. California American Water Company (CalAm) provides sewer
service to the subject subdivision, including the subject property. As
illustrated on the recorded final map for Tract 1045 of the Oakshire
Phase II-IIT Subdivision, a 5-foot “Sanitary Sewer Easement” is
conveyed over the eastern portion of the subject property and
corresponds with the property’s 5-foot side setback. A sewer main runs
through this easement and connects to manholes just north and south of
the property. Per Volume 16, Cities and Towns Map, Page 8 (recorded
map for the subject subdivision), the Sanitary Sewer Easements “are to
be kept open and free from buildings and structures not serving the
purposes of the easements”. The proposed project’s excavation would
cut the entire property’s grade down by 35 to 45 feet to accommodate
the 3.5 subterranean levels that are built to the property lines. The
proposed residential structure’s encroachment into the required 5-foot
setback (see Finding No. 1, Evidence “h”) and associated excavation
conflict with the allowances of this easement. The sewer main would be
impacted by the proposed project as it is located approximately 18 to 30
inches below the existing grade. Impacting the sewer main could pose
public health hazards if not properly mitigated.

c) Water. Potable water would be partially provided by CalAm using a
0.30-acre-foot water entitlement purchased from the Malpaso Water
Company (Water Use Permit No. 582). This water permit would serve
approximately 30 fixture units. Based on the project plans, more than 40
fixture units are proposed and thus the purchased water entitlement will
not provide sufficient water supply. However, the proposed project
includes drilling a domestic well to supplement the public water supply
(see subsequent Evidence “d” and “e”).

d) On-site Well Setbacks. Monterey County Code Chapter 18.05
(Plumbing Code) incorporates by reference the 2022 California
Plumbing Code, Code of Regulations, Title 24, Part 5. Additionally,
Monterey County Code Title 15 section 15.08.110 requires the
construction, repair, reconstruction of, or deconstruction of wells to be
consistent with the standards set forth in the California Department of

MCDOUGALL AMY E. PLN230127 Page 9



Water Resources Bulletin No. 74-81. California Plumbing Code Table
721.1 and Section 8 of California Well Standard Bulletin 74-81 & 74-90
require that water supply wells have a minimum horizontal distance of
50 feet from any sewer infrastructure to minimize potential exposure to
contaminants. The proposed well, sited within the southwest corner of
the lowest basement floor, would be within 50 feet of the sewer line that
runs through the eastern portion of the property. Therefore, the proposed
project is inconsistent with Monterey County Code Chapters 18.05 and
15.08, which enforce California Plumbing Code Table 721.1, and
Section 8 of California Well Standard Bulletins 74-81 & 74-90.

e) Carmel Valley Alluvial Aquifer. CVMP Policy CV-3.20 requires new
wells within or near the Carmel Valley Alluvial Aquifer (CVAA) to
offset any increase in extractions from this aquifer. Per Monterey
County GIS, the proposed well is approximately 100 feet from the
CVAA. Based on this proximity, the proposed well could draw water
from or have hydrogeological connectivity with the CVAA. Although
the Monterey Peninsula Water Management District (MPWMD) does
not restrict water usage of private wells located outside of the CVAA,
the District would require that the proposed well demonstrate a lack of
hydrogeological connectivity to the Monterey Peninsula Water
Resource System (defined as the surface water in the Carmel River and
its tributaries, groundwater of the Carmel Valley Alluvial Aquifer, and
groundwater of the Seaside Groundwater Basis) before it can be
utilized. If the proposed well were to draw water from the CVAA, the
Applicant/Owner would have to prove water rights to the extracted
water. The subject property does not currently draw water from the
CVAA, and therefore the proposed well would not be allowed to extract
water from this aquiver, pursuant to MPWMD Rule 21-1 and System
Capacity Limited Rule 40-A.

f) Access. The portion of Oakwood Circle Road that abuts the subject
property has elevations of 230 feet to 227 feet AMSL. However, the
project plans are designed to accommodate a road with an elevation of
approximately 203 feet AMSL (see Finding No. 1, Evidence “c”).
Accordingly, the only way to access the proposed garage would be to
recontour Oakwood Circle Road and lower the road grade by 27 feet to
be flush with the proposed garage floor. The Applicant/Owner does not
propose this recontouring and further no evidence has been presented
that would allow the Applicant/Owner to alter the road grade, a property
not under common ownership. Further, the proposed 27-foot elevation
change of Oakwood Circle Road would likely impact neighboring
residences’ access to the road.

g) The application, project plans, and related support materials submitted
by the project applicant to County of Monterey HCD-Planning found in
Project File PLN230127.

4. FINDING: VIOLATIONS — The subject property is not in compliance with
applicable provisions of the County’s zoning ordinance. Violations
exist on the property.
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EVIDENCE: a)

b)

d)

5. FINDING: a)

EVIDENCE: b)

Staff conducted a site inspection on August 1, 2024. Moreover, staff
researched County records to determine whether any code violation
exists on the subject property.

In 2017, HCD-Planning issued Tree Removal Permit No. TRM 170241
to allow the removal of two dead Coast live oaks (8-inch and 22-inch),
subject to one condition of approval. Condition No. 1 (Tree
Replacement) required each tree to be replaced on a 1:1 ratio within the
same general location as the trees removed. This condition also
required that evidence be provided to HCD-Planning demonstrating that
the replacement trees had been replanted within 60 days of permit
approval and within one year of replanting, that an arborist submit a
letter to HCD-Planning reporting on the health of the replacement trees
and opining as to whether additional replanting is required.

As of date, the Applicant/Owner has not submitted evidence (on-site
replanting of two 5-gallon oak trees) confirming compliance with
Condition No. 1 of Tree Removal Permit No. TRM170241.
Consequently, the subject property is in violation of the requirements of
Tree Removal Permit No. TRM170241. Pursuant to Title 21 section
21.84.050, the violation of any condition imposed by the Planning
Commission, Board of Supervisors, Director of Planning, or Zoning
Administrator in connection with the granting of a permit constitutes a
violation of Title 21 (Zoning Ordinance) and is a public nuisance.
Pursuant to Title 21 section 21.84.120, no permit shall be issued when
there is an outstanding violation of Title 21. Therefore, the granting of
the proposed Combined Development Permit would be inconsistent
with Title 21 section 21.84.120.

The application, project plans, and related support materials submitted
by the project applicant to County of Monterey HCD-Planning found in
Project File PLN2310127.

TREE REMOVAL - INLAND. The proposed tree removal is not
the minimum required under the circumstances, which violates
applicable land use policies and the Zoning Ordinance.

Three Coast live oaks inhabit the subject property. Numerous other
Coast live oak trees surround the subject property and are within a
few feet of the property line, including one Coast live oak that
nearly straddles the western property line. The prepared Arborist
Report recommends the removal of the property’s three Coast live
oak trees. However, as detailed in Finding No. 1, Evidence “m”,
the prepared Arborist Report did not consider the project’s
excavation or the nearby trees and therefore underestimated the
number of trees that would need to be removed to build the project
as proposed. Based on staff’s site visit on August 1, 2024, four or
five trees may need to be removed with implementation of the
project. Staft’s estimated tree removal does not account for
remedial measures to reinforce the proposed 35- to 45-foot-deep
excavation.

In accordance with the applicable policies of the CVMP and the
Monterey County Zoning Ordinance (Title 21), a Tree Removal
Permit is required to allow the removal of three or fewer protected
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trees, or a Use Permit is required to allow the removal of more than
three protected trees. CVMP Policy 3.11 identifies Coast live oak
trees as being protected within the planning area. Title 21 section
21.64.260.D(2) requires the following finding be made to grant
either a Tree Removal Permit or a Use Permit: 1) the tree removal is
the minimum necessary under the circumstances of the case; and 2)
the tree removal will not involve an adverse environmental impact.
The criteria to grant said permit have not been met here.

d) The proposed tree removal (up to five trees) is not the minimum
necessary because the proposed project encroaches into the required
5-foot setbacks. If the project were to conform to the required
setbacks, only two protected trees would need to be removed. The
removal of two trees would allow for a residential structure meeting
the required setbacks to be constructed on the subject lot. Therefore,
the removal of two trees is the minimum necessary in this case and
thus, the proposed removal of up to five trees is inconsistent with the
requirements of Title 21 section 21.64.260.D(2).

e) Carmel Valley Master Plan Policy CV-3.11 requires on-site
replanting of native trees on a 1:1 ratio. As proposed, the project
(structure and decks/terraces) encroaches into the required 5-foot
setbacks on all sides. Consequently, on-site re-planting of up to five
Coast live oaks cannot be accommodated and the project conflicts
with the requirements of Carmel Valley Master Plan Policy CV-3.11.

f) The application, project plans, and related support materials
submitted by the project applicant to County of Monterey HCD-
Planning found in Project File PLN2310127.

6. FINDING: DEVELOPMENT ON SLOPES —The proposed development does
not better achieve the goals, policies and objectives of the Monterey
County General Plan, Carmel Valley Master Plan and the Monterey
County Zoning Ordinance (Title 21) than other development
alternatives.

EVIDENCE: a) Most of the subject property (0.08 acres) is on slopes exceeding 25
percent. Accordingly, the project includes application for development
on slopes exceeding 25 percent.

b) In accordance with the applicable policies of the CVMP and
Monterey County General Plan Policy OS-3.5, a Use Permit is
required to develop projects on slopes in excess of 25 percent. Here,
the criteria to grant said permit have not been met.

c) Given the steepness of the entire property, there is no feasible
alternative that would allow the entirety of the proposed structure to
be sited on less steep slopes. However, the current proposal, as
designed and sited, maximizes the amount of development on
steeper slopes by encroaching into required setbacks and grading 35
to 45 feet down to accommodate the proposed 3.5 subterranean
levels.

d) Conforming with the required setbacks is a feasible development
alternative that would minimize the amount of disturbance on slopes
greater than 25 percent by only siting necessary development on
such steep slopes. Further, conforming with the required setbacks
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would preserve up to three protected trees, which are currently slated
for removal.

e) Reducing the number of subterranean levels is a feasible alternative
that would minimize the amount of excavation of slopes in excess of
25 percent. Additionally, reducing the amount of excavation would
control the amount of potential sedimentation of soils and erosion
caused by the land-clearing events, as required by Chapter 16.12 of
the Monterey County Code (Erosion Control).

f) Compliance with the required setbacks, reducing the number of
subterranean levels, and removing only those trees deemed necessary
better conforms with the resource protection goals, policies, and text
of the CVMP and 2010 General Plan including Policies CV-3.11,
CV-3.4, and OS-1.2, which aim to protect native trees and minimize
landform alternation (see Finding No. 5 and supporting evidence,
and Finding No. 1, Evidence “h”). Here, the project would not
comply with the required setbacks, proposes 3.5 subterranean levels
with approximately 4,864 cubic yards of grading, and removal up to
five protected trees. Therefore, as proposed, the project does not
conform with the resource protection goals, policies, and text of the
Carmel Valley Master Plan and 2010 General Plan and is also
inconsistent with Policy OS-3.5.

g) The application, project plans, and related support materials
submitted by the project applicant to County of Monterey HCD-
Planning found in Project File PLN2310127.

7. FINDING: ACCESSORY DWELLING UNIT AND JUNIOR ACCESSORY
DWELLING UNIT- The project does not meet the established
regulations and standards in Title 21 section 21.64.030.

EVIDENCE: a) Title 21 section 20.64.030 establishes regulations and standards for
which accessory dwelling units (accessory dwelling unit and junior
accessory dwelling unit), accessory to the main residence on a lot,
may be permitted. The project proposes the construction of an
approximately 2,124-square-foot Accessory Dwelling Unit (ADU)
and 483 square foot Junior Accessory Dwelling Unit (JADU).

b) Title 21 section 21.06.372 defines an Accessory Dwelling Unit as an
“attached or detached residential dwelling unit which meets all of the
following requirements: does not exceed one thousand two hundred
(1,200) square feet; is located on a lot with a proposed or existing
primary dwelling; provides complete independent living facilities for
one or more persons; and includes permanent provision for living,
sleeping, eating, cooking, and sanitation on the same parcel as the
proposed or existing single family dwelling or multiple family
dwelling is situated.” Accordingly, ADUs are intended to function as
independent living quarters and thus require separate access (no
internal circulation) and living facilities independent from the main
residence’s sleeping, eating, and cooking provisions.

c) Based on HCD-Planning staff’s calculations, the proposed ADU is
approximately 2,124 square feet (approximately 924 square feet
larger than allowed). Per the project plans, the ADU is 1,600 square
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feet (400 square feet larger than allowed). The proposed ADU
greatly exceeds the allowable size of 1,200 square feet.

d) Although the proposed ADU has exterior access via a series of
staircases, the ADU also has internal circulation with the main
residence (see Sheet AS). Additionally, the lower-level basement and
well room are only accessible via the ADU. Consequently, the
proposed ADU is inconsistent with the requirement that ADUs be
independent living quarters that lack internal circulation with the
main residence.

e) Since the proposed ADU does not meet the definition of an
“Accessory Dwelling Unit,” its habitable area and living provisions
are considered part of the main residence. Accordingly, the proposed
single-family dwelling contains two kitchens, which is inconsistent
with the definition of a “Dwelling Unit”, which limits a residential
structure to one kitchen (Title 21 section 21.06.370).

f) The proposed JADU meets applicable requirements of Title 21
section 20.64.030, including size and shared internal access with the
main residence.

g) The application, project plans, and related support materials
submitted by the project applicant to County of Monterey HCD-
Planning found in Project File PLN2310127.

8. FINDING: CEQA (Exempt) — Denial of the project is statutorily exempt
from environmental review.
EVIDENCE: a) California Environmental Quality Act (CEQA) Guidelines section

15270 statutorily exempts projects which a public agency rejects or
disapproves.

b) The Planning Commission’s action to deny the project fits within this
exemption. The County is a public agency disapproving of a project.

c) Statutory exemptions from CEQA are not qualified by the
exceptions applicable to categorical exemptions in CEQA
Guidelines section 15300.2.

9. FINDING: APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.
EVIDENCE: Board of Supervisors. Pursuant to Title 21 section 21.80.040(D), the

Board of Supervisors is the appropriate authority to consider appeals
made by any public agency or person aggrieved by a decision of the
Planning Commission.

DECISION

NOW, THEREFORE, based on the above findings and evidence, the HCD Commission does
hereby:
1) Find that denial of a project qualifies for a Statutory Exemption pursuant to CEQA
Guidelines section 15270; and
2) Deny a Combined Development Permit consisting of:
a. An Administrative Permit and Design Approval to allow construction of a 12,469.5
square foot six-story single-family dwelling with an attached 934 square foot
garage, an attached 2,124 square foot Accessory Dwelling Unit, an attached 483
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square foot Junior Accessory Dwelling Unit, and 3,419.5 square feet of covered
and uncovered decks, patios, and exterior staircases, and associated site
improvements including drilling a domestic well;

b. Use Permit to allow the removal of up to five Coast live oaks;

A Use Permit to allow development on slopes in excess of 25 percent; and

d. A reduction of the required front, side, and rear setbacks from 5 feet to 0 feet
without seeking a variance.

o

PASSED AND ADOPTED this 25" day of September, 2024.

Melanie Beretti, AICP
Planning Commission Secretary

COPY OF THIS DECISION MAILED TO APPLICANT ON DATE

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS. IF ANYONE WISHES
TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND SUBMITTED TO
THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING FEE ON OR BEFORE

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.
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WM-8 CONCRETE WASTE

WAL SANITARYISEPTIC WASTE MANAGEMENT
WM-10 LIQUID WASTE MANAGEMENT

REFER TO THE CASOA BMP HANDBOOK FOR BMP FACT
TS,

TC-1, STABILIZED

_Jwms

PROPOSED DRAINAGE FLOW Qﬁ/\’

FIBER ROLL, (SEE A/A18)

CONSTRUCTION

ENTRANCE/EXIT WM-8

CONCRETE WASHOUT

(SEE B/A15)

WASTE MATERIAL
DUMPSTER WM-5

WASTE CONTAINER - SEE
CONSTR. MAN. PLAN

SE-7, STREET
SWEEPING &
VACUUMING

EROSION CONTROL NOTES

1, THE CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO PREVENT ARBORNE DUST
FROM BECOMING A NUISANCE TO NEIGHBORING PROPERTIES. THE CONTRA(

CONFORM T0 THE STANDARDS FOR DUST-CONTROL AS S TABLIHED BY THE A O

MAINT % DSTROCT, ST CONTRGL MEASURES 70 E WIPLERENTED NGLUBE BUT ARE
NOT URTED 70 TE FocLom

APROUGE EQPHENT D VANRCHER
UFACIENT WATERNG T0 CONTROL DUST 13 REGUIRED ATALL ThES.

(206" - 0") Erosion Control Plan
o

C) RUN-OFF FROM THE SITE SHALL BE DETAINED OR FILTERED BY BERMS, VEGETATED FILTER
STRIPS AND/OR CATCH BASINS TO PREVENT THE ESCAPE OF SEDIMENT FROM THE DISTURBED

AREA OR SITE. THESE DRAINAGE CONTROL MEASURES MUST BE MAINTAINED BY THE
CONTRACTOR AS NECESSARY TO ACHIEVE THEIR PURPOSE THROUGHOUT THE LIFE OF THE
PROJECT.

D) EROSION AND SEDIMENT CONTROL MEASURES SHALL BE MANTAINED AND INPLACE AT THE
END OF EACH DAY LIFE OF THE PROJECT

a) covea srocx?u.ss ‘OF DEBRIS, SOIL, OR OTHER MATERIALS WHICH MAY

) KEEP CONSTRUCTION AREAS AND ADSACENT STREET FREE OF MUD AND pust.
DILANDSGAPE, SEED, OR GOVER FORTIONS OF THE SITE AS S0ON AS CONSTR

PLETE, THE CONTRAGTOR SHALL ASSUME LIABILITY FOR CLAIMS REVATED 10 WIND BLOWN
VATERIAL IF THE DUST CONTROL1S INADEQUATE AS DETERMINED BY THE CITV, THE
CONSTRUCTION WORK SHALL BE TERMINATED UNTIL CORRECTIVE MEASURES ARE TAKEN.

2. THE CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO KEEP STREETS AND ROADS
FREE FROM DIRT AND DEBRIS. SHOULD ANY DIRT OR DEBRIS BE DEPOSITED IN THE PUBLIC
RIGHT-OF-WAY, THE CONTRACTOR SHALL REMOVE IT IMMEDIATELY.

3. ALL CUT AND FILL SLOPES EXPOSED DURING CONSTRUCTION SHALL BE COVERED, SEEDED
OR OTHERWISE TREATED TO CONTROL EROSION WITHIN 48 HOURS AFTER GRADING
CONTRACTOR SHALL RE-VEGETATE SLOPES AND ALL DISTURBED Al

POV PROCESS AS DETERMNED BY THE 1. THIS NAY CONGIST OF EFFECTIVE PLANTING
OF RYE GRASS, BARLEY OR SOME OTHER FAST GERMINATING SEED.

4. DURING WINTER OPERATIONS (BETWEEN OCTOBER 15 AND APRIL 15), THE FOLLOWING
MEASURES MUST BE TAKEN:

AVEGETATION REMGVAL SHALL NOT P
ACTIVITIES BY MORE 5 DAYS. DURING THIS PERIOD, EROSION AND SEDIMENT CONTROL

NEASURES SHALL BE N PLACE, DISTURBED SUREAGES NOT INVOLVED N THE MMEDIATE
OPERATIONS MUST BE PROTECTED BY MULCHING AND/OR OTHER EFFECTIVE MEANS OF SOIL
PROTECTION

8) ALL ROADS AND DRIVEWAYS SHALL HAVE DRAINAGE FACILITIES SUFFICIENT TO PREVENT
EROSION ON OR ADJACENT TO THE ROADWAY OR THE DOWNHILL PROPERTIES

DURING 4 28061612090

g INSPECTOR MAY PERIODS OF INCLEMENT
WEATHER I EROSION PROSLEMS ARE NOT BEING CONTROLLED ADEQUATELY

5. IF VEGETATION REMOVAL TAKES PLACE PRIOR TO A GRADING OPERATION AND THE ACTUAL
GRADING DOES NOT BEGIN WITHIN 30 DAYS FROM THE DATE OF REMOVAL, THEN THAT AREA

INDER THE PROVISION OF SECTION 16.08.340 TO CONTROL EROSION. NO
EGETATION REMOVAL G GRADING WILL BE ALLOWED WHICH WILL KESULT IN SILTATION OF
WATER COURSES O UNCONTROLLABLE EROSION.

6. ALL POLLUTANTS AND
WiTH CONSTRUCTION. CONSTRUCTION SITE | EROSIDN AND ALL OTHER ACTIVTIES ASSOGIATED
WITH CONSTRUCTION ACTIVITY ARE CONTRL

L NON 37 ORM WATER ISCHARGES ARE IGENTIFIED AND EITHER ELIMINATED,
CONTROLL D, OR TREATED,
8 SITE BMPS ARE TO BE EFFECTIVE AND RESULT IN THE REDUCTION OR ELIMINATION OF

DISCHARGES FROM CONSTRUCTION ACTIVITY
9, STABILIZATION BMPS INSTALLED TO REDUCE OR ELIMINATE POLLUTANTS AFTER
CONSTRUCTION IS COMPLETED.

ROJECT ARE LISTED

THE P
Y CATEGORY.  FACT SHEETS. AND SETALS ron ms BMPs SELECTED FOR THIS PROJECT. CAN

5 CATE
BE FOUND IN Ti ORMWATER BEST MANAGEMENT PRACTICE

11 cumm\cwws S TAGING AREA DESIGNATED FOR FOLLOWING 3TORM WATER BEST
MANAGEMENT PRACTICES; SCHEDULING, WATER CONSERVATION PRACTICES, VEHIGLE &

HOUIPHENT CLEANING, VEHICLE & EQUIPMENT MAINTENANCE, MATERIAL SeLie § BrRNGE,
STOCKPILE MANAGEMENT, SPILL SREVENTION & CONTROL. SOLID WASTE MANA
INCRETE WASTE ”SANITARY WASTE

MANAGEMENT.

INSPECTIONS

PRIOR TO LAND DISTURBANCE
THE APPLICANT SHALL SCHEDULE AN INSPECTION WITH RMA-ENVIRONMENTAL SERVICES To

ENSURE ALL NE( RY SEDIMENT CONTROLS ARE IN PLACE AND THE PROJECT IS COMPLIANT
WITH MONTEREY COUNTY REGULATIONS.

DURING ACTIVE CONSTRUCTION:
ALL SCHEDULE AN INSPECTION WITH RMAEVIRONMENTAL SERVICES TO
MAINTENANCE AND EFFECTIVENESS OF

o
T AL NECESSARY GCOTECHNICAL NSPECTIONS 1AVE BEEN COMPLETED 70 THAT POIT.

FOLLOWING ACTIVE CONSTRUCTIO!
THE APPLICANT SHALL SCHEDULE AN INSPECTION WITH RMA-ENVIRONMENTAL SERVICES TO
ENSURE ALL DISTURBED AREAS HAVE BEEN STABILIZED AND ALL TEMPORARY EROSION AND
'SEDIMENT CONTROL MEASURES THAT ARE NO LONGER NEEDED HAVE BEEN REMOVED.

PRIOR TO FINAL INSPECTION:
THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION WITH THE WATER RESOURCES
AGENCY TO ENSURE ALL NECESSARY DRIVEWAY RUNOFF MEASURES ARE IN PLACE AND THE
PROJECT IS COMPLIANT WITH RESPECTIVE WATER RESOURCES POLICIES.

ROLL

3/4"x3/4" WOOD INSTALL NEAR
STAKE TRANSITION TO
STEEPER SLOPES

FIBER ROLL

A2

CATCH BASIN

“\_ FILTER FABRIC OR
SILT STACK

SANDBAGS, 2-BAG
HIGH MIN.

D DROP INLET PROTECTION

FILTER FABRIC
".6" COARSE EERSRAON 2
AGGREGATE = S
.\1‘%002\(\"‘0\5"
St
e

B STABILIZE ENTRANCE

SPILLWAY, 1-BAG HIGH

NOTES:

SANDBAGS, 2-BAG
HIGH MIN.

1. INTENDED FOR SHORT-TERM USE.

2. USE TO INHIBIT NON-STORM WATER FLOW.

3. ALLOW FOR PROPER MAINTENANCE AND CLEANUP.

4. BAGS MUST BE REMOVED AFTER ADJACENT OPERATION IS

COMPLETE.

5. NOT APPLICABLE IN AREAS WITH HIGH SILTS AND CLAYS

WITHOUT FILTER FABRIC.

E CURB INLET PROTECTION

STRAW BALES
_~ (OREQUAL,
F SEE NOTE 1)

10" MIN.

i I
CONTAINMENT
CONFIGURATION

STRAW BALES (OR EQUAL,
SEE NOTE 1)

~ 60 MIL POLYETHYLENE

2" X 2" STAKES OR #4 J-BARS, 2 PER
“\._ BALE (MAY NOT BE NECCESSARY
FOR ALTERNATE CONTAINMENT
SYSTEMS)
SECTION A-A

P R

THIS SECTION REMOVED FOR GRAPHICAL REPRESENTATION
ONLY. CONTAINMENT PERIMETER SHALL BE CONTINUOUS.

NOTES:
1. CONTRACTOR MAY FABRICATE OR USE PRE-FAB CONTAINER IN
LIEU OF STRAW BAILS.

2. CONCRETE WASHOUT SHALL BE LOCATED BEHIND CURB AND
AWAY FROM DRAINAGE INLETS OR WATERCOURSES

CONCRETE WASHOUT

C

STORMWATER MANAGEMENT

THE FOLLOMNG STANDAKD GRS S B IMPLEENTED N
RO 1 1 o AT KON 51T
SACEARI PROGAAM,

Vi use or on s

SN 50 VTS DOUE WASTES, STO%E
SIS i APTOULD COMAMNERS, REUSE "
ASPOSSE A L PANTS ASWUCH AS POSSBLE RATHER 1%

o SPENT SOLVENTS AND URUSABLE.

PR RS A el e € o
TAMBATED AINGE WATER CAN ENTER THE T0M DRAN

S

PUASTERNGSVCCOMLNGSITEUXED CONCRETE
e A AN CEMRI 1 COVERD ACAS DR

et NATERIALS DT X MK FHODUT THAN EAN BE
: e TR e v Prooucr mace ne cess

AT TONSE WATER 15 0 B PLAGEDIN AN EARTHEN DEFRESSION
AT O NG T o AT A Wl 25 A
ATER T1A1 WOULD FALURUNINTO THE DEPRES

READYAMXED CONCRETE.

G EROM EXTERMG T £TGRM DRAN SYSTEM AND.

EaRmm oGO

VSto Easing Ve mon e meaecesoaty
PLAT T ORARY VEGETATION APEN SLOPE HAVE BELN

ELETORUED 87 CONTIUCTION 3 571, RGOS DURONG.

S5PROTECT DOWN SLOPE DRARAGE COLRSES 8Y

RECOTITED NETHUGA SLC A5 THOSE W THE CASOA

S A s GRBTEACS TOONEAT WATER AU

D CRRDING Ac LS GURING DRy SERIOES

PRROR 10 COUMENCEMENT OF ANY LAND DISTURBANGE. THE

COUPIANT T MATEREY COUNTY REGLATIONS.

DURING COMNSTRUCTION.THE OMERIAPPLICANT SHAL
e

INSTALLED. AND T0 VERIEY ThAT eRn
INSPECTION.THE APPUICANT SAALL FROVIOE CERTEICATION
gty GLTLEAL ROPECTON AR

ferertir e ey
O ENSURE TUAT ALL IS CBED ARERS AV BEEN
su-u)sn D THAT ALL TEAF GRARY ERGAONAND.
TR LR T A 1 (O

PRIOR T0 FINALINSPECTION. THE OMERAPPLICANT SHALL
PROWDE Rk ENVAONMENTAL SERVCES A LETTER FAOUA
Ceists PRACT IR

10196 Oakwood

Circle - Oakshire Tract
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EROSION CONTROL
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A15
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GENERAL NOTES

“LALLWORICSUALL B COMPLETED I\ ACCORDANCE WITHTHESE PLANG AN ACCOMPANYING SPECITICATION. N

N ALL WORK SHALL ALSO CONFORM WITH THE FOLLOWING: - LATEST REVISION OF THE COUNTY OF MONTEREY
DESIEN STANDARDS AND SPECIFICATIONS.: THE LATEST REVISION OF THE STATE E OF CALIFORNA DEPARTMENT OF
PROJECT GEOTECHNICAL
INVESTIOATION (DATED JANUARY 16, 2015, B SO SURVEYS GROUP INC.)- THE 2016 EDITIONS OF THE CALIFORNIA
BUILOING CODE (OBG), CALIFORNIA PLUMEING CODE (CPG), CALIFGRNIAMECHANICAL CODE (GMC), GALIFORNIA ENERGY
CODE (CENC), CAUFORNIA ELECTRICAL CODE (CEC), CALIFORNIA FIRES CODE (CFC).
2. THE CONTRACTOR SHALL FAMILIARIZE HIMSELF WITH THE PLANS, DETAILS, AND SPECIFICATIONS AND SITE CONDITIONS

PRIOR TO THE START OF CONSTRUCTION. IN THE EVENT THAT THE CONTRACTOR FINDS ANY DISCREPANCIES, OMISSIONS,
L NOTIFY THE

s,

3.1T1S THE CONTRACTORS RESPONSIBILITY TO SECURE ALL REQUIRED PERMITS PRIOR TO THE START OF
GRADING PERN 160 DAYS (CE DATE.

4,.THE LOCATIONS AND SIZE OF UNDERGROUND TILTIES AND OR GTHER STRUCTURES SHOWN HEREON

GRTANED FROMA FIELD SUEEY (51 CTHERS) ANG O FROM RECORD RPORMATION. HEITHER THE ENGINEER NoRTHE
ADNY REPRESENTATION TO THE ACCURACY OF SIZE AN

STRUCTURES SHOWN ON THESE FLANS Mk FOR THE EXISTEACE oF oY OTOER BuR

Y B ENGOUNTERES THAT ARE ROT SHOWR ON THIS LW, I 1 THE CONTRAGTOR s REchusuuw 10 F|ELD VERIFV

i SZE AND LOCATION OF ENSTING UNBERGROUND UTILITES, SURFACE IPROVEN

D TAKE ALL NECESSARY PRECAUTIONS TO PROTECT THEM FHOM DAMAGE DURING CONETRUCTION.

5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONTACTING APPROPRIATE UTILITY COMPANIES AND REQUESTING
RV FIELS OCATION, SIZE, DEPTH, ETC. FOR ALL THEIR FACILITIES AND

TO COORDINATE WORK SCHEDULES.

3 (OTIFY. RV T A LEAST 48 0
EXCAVATION TO VERIFY THE LOCATION OF EXISTING UNDERGROUND UTILITIES AND MAINTAIN A CURRENT DIG ALERT/811
TICKET THROUGHOUT THE PROJECT.|

7 IS REseonsiaLE WITH ANY CURRENTLY APPLICABLE SAFETY LAW OF ANY
JmspicTonAL 8 TO CONTACT
SPATE OF CALIFORIUA DVISION OF GCCUPATIONAL SAFETY AND HEALTH, THE CONTRACTOR SHALL BE
RESPONSIBLE FOR ALL BARRICADES, DEVICES, AND THE CONTROL OF TRAFFIC WITHIN THE CONSTRUCTION
AREA_FOR ALL TRENCH EXCAVATION FIVE :(5)FEET OR MORE N OBTAIN A PERMIT FROM
‘THE DIVISION OF OCCUPATIONAL SAF AL T PRIOR TG BEGINNING A EXCAVATION.A COPY OF TS PERMT
R e R ATARLE AT THE CONSTRUCTION STE AT AL TIMES,

8 EXISTING CURB, GUTTER, SIDEWALK, SURVEY MONUMENTS, AND OTHER IMPROVEMENTS WITHIN PROJECT SITE THAT
DAMAGED OR DISPLACED AS A RESULT OF THE CONTRACTOR'S AGTRATIES SHALL BE REPLACED BY THE

ARE

CONTRAC

9. THE CONTRACTOR SHALL ASSUME SOLE AND COMf RESEONSIBILITY FOR THE JOB SITE CONDITIONS AND SAFETY
ITRACTC

PLETE
OF ALL PERSONS AND PROPERTY DURING THE COURSE OF CONSTRUCTION OF THE PROJECT. THE CON
SOREESTONOU MY £65. INDENPY AN ORPEND THE OWHER, THE ENGIEER. AND AL, BEBION consuumrs

DESERIBED HEREIN EXCEPT THOSE AISING FROM THE SOLE NEGLIGENCE OF ANY OF THE PREVIOUSLY MENTIONED
PEOPLE OR ENTITIES, THIS REQUIREMENT SHALL BE MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL
WORKING HOURS.

18, CONTRACTOR ShiaLL 66 RERPOBISIRLE FOR BEMOVAL, GFE-HIALL AND DISPORE OF ALLITEMA TORE REMGVED
INCLUDING BUT NOT LIMITED TO: ASPHALT, CONCRETE STRIPING, ANY S FROM THE SITE,

FHeOM TRENCHNG AND PAVEMENT CONSTRUCTION. TREES AND ROOT-BALLS FENCING AND SPOILS FROM EXCAVATION
AT THE CONTRACTOR'S EXPENSE.

11.1F
HALTED WITHIN 190 FEET OF OF THE D NI T CAN BE EVALUATED B A GUALIFIED PROFESSIONAL ARCHAEOLOGIST I

0 BE SIGNIFICANT, JRES SHALL BE FORMULATED AND
IMPLEMENTED,

12, ALL REVISIONS TO THESE PLANS MUST BE APPROVED BY THE ENGINEER AND BULDING OFFICIALS AS WELL AS THE
TAER PR 16 IR CERSTRUCTION AN SEILL 05 Koty DRAVINGS PRIOR TO THE
ACCEPTANCE OF T >/ CHANGES 70 OR DEVIATIONS EROM THE PLANS MADE 11
AGTHORIZATION SHALL BE AT THE comrucroks SOLE RS A B L MISOLVE TR ENGHEEROF ANY AND ALL

13, THE CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO KEEP THE SITE AND ADUACENT AREAS FREE FROM
DIRT AND DEBRIS. SHOULD ANY DIf L
REMOVE IT IMMEDIATELY.

14, THE CONTRACTOR SHALL TAKE AL NECESSARY MEASURES TO PREVENT AIRBORNE DUST FROM BECOMING A
NUSANCE DUST CONTROL MEASURES T0 BE MPLEMENTED INCLUDE BUT ARE NOTLIMITED O THE FOLLOWING: A)
PROVIDE EQUIPMENT AND MANPOWER REQUIRED FOR WATERING ALL EXPOSE ARTH 8] COVER
STOCKPILES OF DESRIS, L, OR OTHER MATERIALS WHICH MAY CONTRIEUTE O ARBORNE DUST: C) Kl

CONSTRUCTION AND ADJACENT STREET FREE OF MUD AND DUST. D) LANDSCAPE, SEED, OR COVER PORTIONS OF
R SITE A5 SOON 9 CONSTRUCTION 5 CONPLETE.

TESTS AND FINAL

15. A COPY OF ALL FIELD REP ‘SHALL BE SUBMITTED TO THE

COUNTY AT SCHEDULED INSPECTIONS.
16. PAD ELEVATION/S SHALL BE CERTIFIED TO 0.1 FEET, PRIOR TO DIGGING ANY FOOTINGS OR SCHEDULING ANY
INSPECTIONS.

GRADING & DRAINAGE

1. HALL NOTIFY COUNTY ANY GRADIN(

2. ALL GRADING SHALL CONFORM TO THE COUNTY WD

3 THE SCILS ENGINEER SHALL BE NOTIFIED AT LEAST THREE (3 DAY IN ADVANCE OF GOMMENCING WORKK INCLUDING
SITE STRIPPI THIS WORK SHALL TESTED BY THE SOILS ENGINEER.

41715 THE CONTRACTOR'S RESPONSIBILTY TO SECURE THE REGUIRED PERUITS PRIOR T THE COMMENGENENT OF
GRADI PERMIT(S) MAY BE REQUIRED PRIOR TO

SAoNe.
5.1T1S THE NSIBILY GROUND SURFACE TO RECEIVE THE FILLS TO THE
SATISFAGTION OF THE S0IL ENGINEER AND 70 PLACE, SPREAD) MOC WATER, AND COMPAGT THE FLL IN ACCORDANCE
WITH THE RECOMMENDAT

MATERIAL NSATISFACTORY B THE SO

6. WHERE UNSTABLE OR UNSUITABLE MATERIALS ARE ENCOUNTERED DURING SUB-GRADE PREPARATION, THE AREAIN
CLESTION SHALL BE OVER EXCAVATED AND BACKFILLED WITH SELECT MATERIAL AS DIRECTED IN THE FIELD BY THE SOIL.

D FILL SLOPE SHALL BE

AN TO 1 VERTICAL UNLES WRITING BY
THE SOLS ENGINEER

8 ALLCUT BE ROUNDE AL
NS S OPES SHALL BE PLATED WATH SUITABLE GROUND COVER.

&, TREE REMOVAL SHALL INCLUDE REMGAL OF TRUNKS, STUMPS, AND ROG-TBALLS, THE REMAINING GAUITY SHALL B2
GLENRED OF ALL ROOTS LARGE THAN 1/2'T0 A DERTH OF NaT LESS THAN 18" AND BACKFILLED WITH SUITABLE
THE

10. LUSE ROUND
1. EARTHWORK QUANTITIES:

cut=12r20Y

FILL = 875CY

NET = 397 CY /CUT/

MAXIMUM HEIGHT OF EXCAVATION 16- 0
MAXIMUM HEIGHT OF EMBANKMENT 12"~ 10°

EARTHWORK QUANTITIES ARE ESTIMATES OMLY. 78 THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE ACTUAL
EARTHWORK ITIES. NO ALLOWANCE HAS BEEN MADE TO ACCOUNT FOR QUANTITIES FROM TRENCHING FOR
FOUNDATION, FOOTINGS, FIERS ANDION UTILITIES TRENCHES:

12, ALL SURFACE DRAINAGE SHALL MAINTAIN 2% SLOPE MINIMUM.

post,
rrmirr i —
FHUASE 8.0 SUBOM BN OEVELOPVACNT/

13.PERVIOUS SURFACES INEDIATELY ADIAGENT 0 THE FOUNDATION SHALL BE SLOPED AWAY FROM THE BULDING AT
A THAN 5° A MIMUM DISTANCE OF 10 FEET MEAS NDICULAR TO TH
VAL IFPHYEIGAL ORSTHUCHONS OR LOT LINES PROMBHT 20 FEET OF HORZONTAL DISTANCE A 5% SLOPE SHALL BE
APPROVES N TERNATIVE LETHOD OF OVRRTING ATER AWAY FROM THE FOUNDATION. SWALES USED
FDR rms PLIRPOSE ‘SHALL BE SLOPED A MINIMUI WHERE LOCATED WITHA 40 FEET OF THE BUILONG

TN 30 FEET OF THE ‘SHALL BE SLOPED A MINIMUM OF

S5 RNAY FROM THIE BULOING.
N SUB-DRAINS

14. INVERTS OF ALL
SHALL BE FIELD VERIFIED AFTER FOOTINGS ARE PLACED.

15. BUILDINGS CONSTRUCTED LINE SHALL HAVE JESTS TAKEN ALONS THE CUT AREA AS
WELL AS THE FILL AREA. TESTS SHALL MEET 50% OF THE RELATIVE COMPACTION PER ASTM D1

16. ALL STORM DRAIN MAINS SHALL HAVE A MINIMUM OF 12° COVER.
17. DURING WINTER OPERATIONS (BETWEEN OCTOBER 15 AND APRIL 15) THE FOLLOWING MEASURES MUST BE TAKE

A N MULCHING AND OR
OTHER EFFECTIVE MEANS OF SOIL PROTECTION.

B.ALL TO PREVENT
ADJACENT TO THE ROADWAY OR ON DOWNHILL PROPERTIES.

(-OFF FROM THE SITE SHALL BE DETAINED OR FILTERED BY BERMS, VEGETATED FILTER STRIPS, AND OR
TN BASING 76 PREVENT THE ESCAPE OF SEDIMENT FROM THE SITE

CONTROL MEASURES SHALL BE MAINTAINED AND IN PLACE AT THE END OF EACH DAY AND
CONTINUOUSLY THROUGH THE LIFE OF THE PROJECT DURING WINTER OPERATIONS (MONTEREY COUNTY
GRADING/EROSION ORD.2806-16.12.090)

18. REMOVAL. ACTUAL L
REMOVAL OR BEALL WILL RESULT IN SIL OR
NCONTROLLABLE EROSION.

20, PREPARATION OF GROUND FOR FILL. THE GROUND SURFACE SHALL BE PREPARED TO RECEIVE FILL BY THE REMOVAL
OF TOPSOIL AND OTHER UNSUITABLE MATERIALS.

21, PREPARATION OF GROUND FOR FILL. THE GROUND SURFACE SHALL BE PREPARED TO RECEIVE FILL BY THE REMOVAL
OF TOPSOIL AND OTHER UNSUITABLE MATERIALS AS DETERMINED BY THE SOIL ENGINEER .

2. SHALL TO RECEIVE FILL BY REMOVING
UECETATION, NON-COMPLYING FILL, TOPSOR MATERIALS TO PROVIDE A BOND WITH
THE NEW FILL,

23, FILL MATERIAL PERMITTED. NO ORGANIC MATERIAL SHALL BE PERMITTED IN FILL EXCEPT AS TOPSOIL USED FOR
SURFACE PLANT Y 3

ANEW RESIDENCE.

24, THE ULTIMATE GRADING IS FOR THE

UNDERGROUND UTILITIES

1. L EXPOSE AND VERIFY AND ELEVATION OF ITIES, INCLUDING ST
DRAINS, SANITARY SEWERS AND WATER LINES, BEFORE ORDERING MATERIALS AND/OR CONSTRUCTING NEW FACILITIES.

ISTING MANHOLES AND UTILITY BOXES WITHIN THE PROJECT AREA ARE TO BE SET FLUSH WITH FINISHED GRADE,
GNLESS OTHERWISE NOTED.

3. ALL TRENCHE HALL BE STRICT comvumcz WITH THE APPLICABLE SECTIONS
‘OF CALIFORNIA 0.S.HA. AFETY

SHALL BEAR FULL ITY FOR TRENCH AND 'NSYALLA“O&

4. PP ND INSTALLATH SHALL BE IN WITH APPLICABLE THE

(OULD ANY WATER SYSTEM . THE LBE

5. SH
REPAIRED IN ACCORDANCE WITH THE STANDARD SPECIFICATIONS OF THE COUNTY.

STORMWATER MANAGEMENT PARAMETERS

PBROJECT TYPE AND DESCRIPTION:
DEVELOPMENT OF A NEW RESIDENCE ON A PARCEL WITH APN: 416542011000

LOT ACREAGE /LOT 10/: 0.081 ACRES.
LOT ACREAGE GARAGE /LOT 10/: 0,011 ACRES.

. IOTAL NEW IMPERVIOUS AREA 100%

. IQTAL REPLACED IMPERVIQUS AREA: NA

g IOTAL PRE-PROJECT |MPERVIOUS AREA: N/AVACANT LAND/

. TOTAL POST-PROJECT IMPERVIOUS AREA: 100%

i NET IMPERVIOUS AREA 100%

. WATERSHED MANAGEMENT ZONE NA

§ 'GROUNDWATER BASIN (IF APPLICABLE). NA

LEGEND

(N) AREA DRAINICATCH BASIN (AD OR CB) a
(N) ROOF DRAINAGE DOWNSPOUT r o
(N) STORM DRAIN

(N) WALL DRAIN

(N) SOLID DRAIN LINE

1 (N) ROOF DRAINAGE DOWNSPOUT TO BE CONNECTED TO STORM DRAIN

(TYPICAL)
2. (N)RETAINING WALL DRAINAGE LINE SHOWN FOR REFERENCE ONLY.
3. (N)SQUARE GRATE

[T]

B |

EXCAVATE!

=] |_III_I'_I
TTT—UNEXCAVATE

Tt —
@ Section EARTHWORKING
116" = 10"

STORM DRAIN

1. ALL STORM DRAIN PIPING 6°:24" SHALL BE HIGH DENSITY POLYETHYLENE TYPE-S WITH INTEGRAL
BELL & ERICOT JOMVTS (013 GR BUUAL] OR Py (SDR 364 INSTALLATION S1A1L- BE PR
MANUFACTURERS SPECIFICATIONS OR AS SHOWN ON PLA}

2. ALL STORM DRAIN PIPE SHALL BE RIGID. NO FLEX PIPE.

10196 Oakwood
Circle - Oakshire Tract
1045 - Carmel Valley
Ranch

GRADING &
DRAINAGE &
STORMWATER
CONTROL PLAN

A16
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MAP SOURCE: Parcel Report Web App /Basemap - CCJDC Imagery 2007/:
https://maps.co.monterey.ca.us/wab/parcelreportwebapp/# S :
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VIEW FROM CARMEL VALLEY RD
WITH THE PROPOSED RESIDENCE

AVERAGE LINE OF THE TREE CANOPY ALONG THE
ROAD RETAINING WALL OF OAKWOOD CIRCLE

Valley View Rendering
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