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

In the matter of the application of:

CYPRESS POINT CLUB (PLN110380)

RESOLUTION NO. 12-037

Resolution by the Monterey County Planning

Commission:

1) Adopting a Mitigated Negative Declaration,;

2) Approving a Combined Development Permit
consisting of 1) a Coastal Development Permit to
allow the structural additions and alterations to
the existing clubhouse and pro-shop within the
Cypress Point Club golf links. The additions and
alterations proposed to the clubhouse include a
712 square foot attached garage, enclosure of a
46 square foot porch/entry, new 712 square foot
open patio expansion, remodel of existing office
area into a library, remodel of the terrace dining
room area by removing the existing sliding doors
and replacing the doors with. full height glass, and

remodel-the-existing-caretaker's-quarter;-wine-

room, and garages into a larger wine and liquor
room, storage room, and garages. The additions
and alterations proposed to the pro-shop include a
110 square foot expansion of the existing caddy
lounge which is to be remodeled into
offices/lounge area, a 500 square foot sub-level
addition for the new caddy lounge with
associated grading (90 cubic yards cut, 0 cubic
yards fill), and remodel of the existing men's
locker room, pro-shop and stock room; 2) Coastal
Development Permit to allow development within
750 feet of a known archaeological site; 3)
Coastal Waiver to allow the removal of two
hazardous landmark Cypress trees; and 4) Design
Approval; and

3) Adopting a Mitigation Monitoring and Reporting
Program.

PLN110380, Cypress Point Club, 3150 Seventeen

Mile Drive, Pebble Beach, Del Monte Forest Land

Use Plan (APN: 008-271-006-000)

The Combined Development Permit application (PLN110380) came on for public hearing
before the Monterey County Planning Commission on August 29, 2012. Having considered
all the written and documentary evidence, the administrative record, the staff report, oral
testimony, and other evidence presented, the Planning Commission finds and decides as
follows:




1. FINDING:

EVIDENCE: a)

b)

FINDINGS |

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

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

- the 1982 Monterey County General Plan;

- Del Monte Forest Land Use Plan (2012);

- Monterey County Coastal Implementation Plan Part 5;

- Monterey County Zoning Ordinance (Title 20);

No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
with the text, policies, and regulations in these documents.

The property is located at 3150 Seventeen Mile Drive, Pebble Beach
(Assessor’s Parcel Number 008-271-006-000), Del Monte Forest Land
Use Plan. The parcel is zoned OR-D (CZ) “Open Space Recreation
with a Design Control Ovérlay within the Coastal Zone”, which allows
golf course and associated structures and uses (20.38.050.B Monterey
County Zoning Ordinance, Title 20). Therefore, the project is an
allowed land use for thissite.

d)

2. FINDING:

EVIDENCE: a)

The project planner conducted a site mspect1on on August 17,2011 to
verify that the project on the subject pa:rcel conforms to the plans listed
above.

Pursuant to Figure 8 of the Del Monte Forest Land Use Plan, the
Cypress Point Club has two points of interest and public access areas on
their property: Fanshell Overlook and Cypress Point Lookout. Crocker
Grove and 17-Mile Drive are located near the Cypress Point Club
property. The Cypress Point clubhouse and pro-shop are only accessible
to members, so the project is not required to provide an Access
Management Plan for public access (20.147.130.4.1, Del Monte Forest
Land Use Plan). The existing points of interest and public access on and
surround the property will not be altered or impacted by the project.

The project was referred to the Del Monte Forest Land Use Advisory
Committee (LUAC) for review. Based on the LUAC Procedure

- guidelines adopted by the Monterey County Board of Supervisors per

Resolution No. 08-338, this application did warrant referral to the
LUAC because project required CEQA review (Mitigated Negative
Declaration). On April 5, 2012, the LUAC unanimously recommended
approval.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in PI'O_] ect File

PLN110380.

SITE SUITABILITY - The site is physically suitable for the use
proposed.

The project has been reviewed for site suitability by the followmg
departments and agencies: RMA - Planning Department, Pebble Beach
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b)

c)

Community Services District Fire Protection District, Parks, Public
Works, Environmental Health Bureau, and Water Resources Agency.
There has been no indication from these departments/agencies that the
site is not suitable for the proposed development. Conditions
recommended have been incorporated.

Staff identified potential impacts to Tree Resources, Archaeological

Resources, and Historical Resources. Technical reports by outside

consultants indicated that there are no physical or environmental

constraints that would indicate that the site is not suitable for the use
proposed. County staff independently reviewed these reports and
concurs with their conclusions. The following reports have been
prepared:
“Tree Resources Assessment” (LIB120116) prepared by Frank Ono,
- Pacific Grove, CA, December 8, 2011.

- “Preliminary Archaeological Assessment and Mitigation Plan for
Four Proposed Building Addition Areas at the Cypress Point Golf
Clubhouse, Pebble Beach, Monterey County, California”
(LIB120118) prepared by Archaeological Consulting, Salinas, CA,
September 29, 2011 and June 13, 2012.

- “Phase II Historical Assessment” (LIB120117) prepared by Kent
Seavey, Pacific Grove, CA, February 3, 2012.

Staff conducted a site inspection on August 17, 2011 to verify that the

d)

3. FINDING:

EVIDENCE: a)

b)

4. FINDING:

site is suitable for this use.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA. - Planning
Department for the proposed development found in Project File
PLN110380.

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

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

Necessary public facilities are already provided. The country club and
pro-shop are currently receiving services from Cal-Am and Pebble
Beach Community Services District. The additions and modifications
proposed will not impact the current services.

Preceding findings and supporting evidence for PLN110380.

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
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EVIDENCE: a)

b)

<)
d

5. FINDING:

EVIDENCE: a)

other applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

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

Staff conducted a site inspection on August 17, 2011 and researched
County records to assess if any violation exists on the subject property.
There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the proposed
development are found in Project File PLN110380.

CEQA (Mitigated Negative Declaration) - On the basis of the whole
record before the Monterey County Planning Commission, there is
substantial evidence that the proposed project as designed, conditioned
and mitigated, will not have a significant effect on the environment.
The Mitigated Negative Declaration reflects the independent judgment
and analysis of the County.

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

__may have a significant effect on the environment.

b)

d)

g

The Monterey County Planning Department prepared an Initial Study
pursuant to CEQA. The Initial Study is on file in the offices of the
Planning Department and is hereby incorporated by reference
(PLN110380).

The Initial Study identified a potentially significant effect to cultural
resources, but the applicant has agreed to proposed mitigation measures
that mitigate the effects to a point where clearly no significant effects
would occur. The Initial Study is on file in the RMA-Planning
Department and is hereby incorporated by reference (PLN110380).

A Condition Compliance and Mitigation Monitoring and/or Reporting
Plan have been prepared in accordance with Monterey County
regulations and are designed to ensure compliance during project
implementation and are hereby incorporated herein by reference. The
applicant must enter into an “Agreement to Implement a Mitigation
Monitoring and/or Reporting Plan as a condition of project approval.-
The Mitigated Negative Declaration (“MIND”) for PLN110380 was
prepared in accordance with CEQA and circulated for public review
from July 13, 2012 through August 13, 2012 (SCH#: 2012071055).
Issues that were analyzed in the Mitigated Negative Declaration include:
biological resources and cultural resources.

Cultural Resources (Historical): Pursuant to the Historical Assessment
prepared by Kent Seavey, the clubhouse is significant under Criterion 1
of the California Register of Historical Resources (CRHR) for its
association with the exclusive recreational resort community of Pebble
Beach, “the Rivera of California”, established by Samuel F. B. Morse
and his Del Monte Properties Company after 1916. It is also significant
under Criterion 3, in the area of architecture as an excellent example of
Spanish Colonial Revival commercial design. Its significance is at the
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Page 4 of 9




state level owing to the importance of its primary architect, George
Washington Smith (1876-1930). The assessment finds the project
consistent with the Secretary’s Standards for Rehabilitation in that all
proposed changes are reversible and that the minimal nature of the
addition will not impact the significance of the clubhouse and pro-shop
(Standard No. 6 and 10 of the Secretary’s Standards for Rehabilitation).
No mitigation measures are required.

h) Cultural Resource (Archaeological): According to an Archaeological

Survey conducted by Gary Breschini and Mary Doane of
Archaeological Consulting, the existing clubhouse and pro-shop is
located within a known archaeological site and have the potential to
impact significant cultural resources if mitigation measures are not
applied. Pursuant to the assessment, the project site is located one -
kilometer from at least twelve recorded archaeological sites including
CA-MNT-1256, which covers the -project area. Based upon background
research and field assessment, the project area contains evidence of
significant cultural resources in all of the proposed project impact area.

To reduce impacts to a level less-than significant, mitigation monitoring
recommended include on-site monitoring and excavating techniques to
ensure all resources found can be properly inventoried and reported (See
Mitigation Measure MMRPOO! (Condition No. 12) for n'ntlgatlon
language and actions).

i) Biology Resource (Trees)mAccordmg to an arborist report prepared by

Frank Ono, two Monterey Cypress trees near the existing pro-shop have
been determined as extremely hazardous and should be removed prior to
the construction of the new caddy lounge which is located near to the
two landmark According to Figure 2A of the Del Monte Forest Land
Use Plan, the project site is located within an identified indigenous
Monterey Cypress habitat. Policy 26 within the same land use plan
identifies the Cypress Point Club within the Monterey Cypress habitat
and restricted uses. The report prepared by Frank Ono found that the
two landmark Cypress trees have “previously failed” and “were retained
as standing snags to benefit surrounding wildlife...unfortunately, the
(snags) have now degraded physically and located immediately adjacent
to high human use congregation areas.” The report recommends
replanting near the general area of the removed trees on a 2:1 basis (5-
gallon or larger). The report identifies the two trees being a substantial
distance away from what could be considered an indigenous Monterey
Cypress forest, so no customized removal and replacement process/best
management practices is required. As a standard condition of approval,
tree replacement measures recommended by the arborist have been

- applied. Standard tree protection measures have also been applied as a
condition of approval by the Planning Department to ensure protection
of existing trees near construction activities (if any) until construction
has ceased. Based on the hazardous nature of the trees and the locations
of the tree snags within the developed area of the Cypress Point Club
just outside the dense Cypress habitat, the requirement for a Coastal
Development Permit can be waived (20.147.050.A 3 Coastal
Implementation Plan, Part 5).

j)  Evidence that has been received and considered includes: the

Cypress Point Club - PLN110380
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k)

Y

application, technical studies/reports (see Finding 2/Site Suitability),
staff reports that reflect the County’s independent judgment, and
information and testimony presented during public hearings (as
applicable). These documents are on file in the RMA-Planning
Department (PLN110380) and are hereby incorporated herein by
reference. :

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

are subject to a State filing fee plus the County recording fee, unless the

Department of Fish and Game determines that the project will have no
effect on fish and wildlife resources. Therefore, the project will be
required to pay the State fee plus a fee payable to the Monterey County
Clerk/Recorder for processing said fee and posting the Notice of
Determination (NOD).

No comments from the public were received.

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

6. FINDING:

EVIDENCE: a)

7. FINDING:

EVIDENCE: a)

b)

access and recreation policies of the Coastal Act (specifically Chapter 3
of the Coastal Act of 1976, commencing with Section 30200 of the
Public Resources Code) and Local Coastal Program, and does not
interfere with any form of historic public use or trust rights.
Pursuant to Figure 8 of the Del Monte Forest Land Use Plan, the
Cypress Point Club has two points of interest and public access areas on
their property: Fanshell Overlook and Cypress Point Lookout. Crocker
Grove and 17-Mile Drive are located near the Cypress Point Club
property. The Cypress Point clubhouse and pro-shop are only accessible
to members, so the project is not required to provide an Access
Management Plan for public access (20.147.130.4.1 Del Monte Forest
Land Use Plan). The existing points of interest and public access on and
surround the property will not be altered or impacted by the project.

TREE REMOVAL — COASTAL The subject project minimizes tree
removal in accordance with the applicable goals and policies of the Del
Monte Forest Plan and the associated Coastal Implementation Plan, Part
5.

The project includes application for the removal of two hazardous
Cypress trees. In accordance with the applicable policies of the Del
Monte Forest Land Use Plan and the Monterey County Coastal
Implementation Plan, Part 5, a Coastal Waiver is required and the
authority to grant said permit has been met.

Pursuant to 20.147.050.A 3 Coastal Implementation Plan, Part 5,
hazardous trees may be removed without a Coastal Development
Permit. The two Monterey Cypress trees are dead and are considerable
weak. The trees are located a highly used pathway near the existing pro-
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Page 6 of 9




d)

shop.

Figure 2a within the Del Monte Forest Land Use Plan (DMF) identify
the project site as being within an area of indigenous Monterey Cypress
Habitat which is a protected environmentally sensitive habitat (Policy
20, DMF). Based on staff review and tree assessment prepared by Frank
Ono on December 8, 2011 (LIB120116), the locations of the two
hazardous Monterey Cypress trees are within the developed area of the
Cypress Point Club property. The trees have been dead for a long time,
left as snags. The snags are weak and present a hazard.

Measures for tree protection during construction have beei incorporated
as conditions of approval and include tree protection and replacement
tree standards.

The project has been designed and sited to minimize the removal of
protected trees to the greatest extent feasible, consistent with Section
20.147.050.C.4 and 20.147.040.D(b) of the Monterey County Coastal
Implementation Plan, Part 5. The dead trees are located near the existing
pro-shop. Though the construction of the proposed pro-shop will not
impact the trees, the two dead Cypress snags are structurally very weak
and may create a safety risk to visitors to the club.

The removal will not involve a risk of adverse environmental impacts.
The Cypress snags are located within the developed portion of the
property just outside of the Cypress forest habitat. Based on the trees

8

h)

8. . FINDING:
EVIDENCE: a)

b)

being located in a developed area and the weak condition of the snags,
the dead trees are considered non-contributing to the adjacent Monterey
Cypress forest.

Staff conducted a site inspection on August 17, 2011 to verify that the
tree removal is the minimum necessary for the project and to identify
any potential adverse environmental impacts related to the proposed tree
removal.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the proposed
development are found in Project File PLN110380.

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

Section 20.86.030.A of the Monterey County Zoning Ordinance (Board
of Supervisors).

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

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Planning Commissioﬁ

does hereby:

1. Adopta M1t1gated Negative Declaration;

2. Approve a Combined Development Permit consisting of 1) a Coastal Development Permit to
allow the structural additions and alterations to the existing clubhouse and pro-shop within
the Cypress Point Club golf links. The additions and alterations proposed to the clubhouse

Cypress Point Club - PLN110380
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include a 712 square foot attached garage, enclosure of a 46 square foot porch/entry, new 712
square foot open patio expansion, remodel of existing office area into a library, remodel of
the terrace dining room area by removing the existing sliding doors and replacing the doors
with full height glass, and remodel the existing caretaker's quarter, wine room, and garages
into a larger wine and liquor room, storage room, and garages. The additions and alterations
proposed to the pro-shop include a 110 square foot expansion of the existing caddy lounge
which is to be remodeled into offices/lounge area, a 500 square foot sub-level addition for the
new caddy lounge with associated grading (90 cubic yards cut, 0 cubic yards fill), and
remodel of the existing men's locker room, pro-shop and stock room; 2) Coastal
Development Permit to allow development within 750 feet of a known archaeological site; 3)
Coastal Waiver to allow the removal of two hazardous landmark Cypress trees; and 4)
Design Approval, in general conformance with the attached sketch and subject to the
attached conditions, all being attached hereto and incorporated herein by reference; and

3. Adopt the attached Mitigation Monitoring and Reporting Program.

PASSED AND ADOPTED this 29® day of August, 2012‘upon motion of Commissioner
Padilla, seconded by Commissioner Vandevere, by the following vote:

AYES: Brown, Vandevere, Getzelman, Rochester, Roberts, Mendez, Diehl, Padilla, Hert
NOES: None :

ABSENT: Salazar
I Do

ABSTAIN: None
Mike Novo, Secretary

COPY OF THIS DECISION MAILED TO APPLICANT ON SEP 07 2[]]2
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SU?ERVISORS.

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 ORBEFORE  SEP-17 2012

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 adm:inistrative 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.

Cypress Paint Club - PLN110380
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1. You will need a building permit and must comply with the Monterey County Building Ordinance
in every respect. :

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

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

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

Cypress Point Club - PLN110380
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Monterey County Planning Department

Conditions of Approval/Mitigation Monitoring Reporting Plan

PLN110380

1. PD001 - SPECIFIC USES ONLY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Planning Department

This Combined Development Permit (PLN110380) consisting of 1) a Coastal Development
Permit to allow the structural additions and alterations to the existing clubhouse and pro-shop
within the Cypress Point Club golif links. The additions and alterations proposed to the clubhouse
include a 712 square foot aftached garage, enclosure of a 46 square foot porch/entry, new 712
square foot open patio expansion, remodel of existing office area into a library, remodel of the
terrace dining room area by removing the existing sliding doors and repiacing the doors with full
height glass, and remodel the existing caretaker's quarter, wine room, and garages into a larger
wine and liquor room, storage room, and garages. The additions and alterations proposed to the
pro-shop include a 110 square foot expansion of the existing caddy lounge which is to be
remodeled into offices/lounge area, a 500 square foot sub-level addition for the new caddy
lounge with assaciated grading (90 cubic yards cut, 0 cubic yards filf), and remodel of the
existing. men's_locker_room, pro-shop_and_stock room; 2) Coastal Development Permit to.allow.

development within 750 feet of a known archaeological site; 3) Coastal Waiver to allow the
removal of two hazardous landmark Cypress trees; and 4) Design Approval. The property is
located at 3150 17 Mile Drive, Pebble Beach (Assessory,s Parcel Number 008-27 1-006-000),
Del Monte Forest Land Use Plan. This permit was approved in accordance with County
ordinances and land use regulations subject to the following terms and conditions. Neither the
uses nor the construction allowed by this permit shall commence uniess and until ail of the
conditions of this permit are met to the satisfaction of the Director of the RMA - Planning
Department. Any use or construction not in substantial conformance with the terms and
conditions of this permit is a violation of County regulations and may result in modification or
revocation of this permit and subsequent legal action. No use or construction other than that
specified by this permit is allowed unless additional permits are approved by the appropriate
authorities. To the extent that the County has delegated'any condition compliance or mitigation
monitoring to the Monterey County Water Resources Agency, the Water Resources Agency
shall provide all information requested by the County and the County shall bear uitimate
responsibility to ensure that conditions and mitigation measures are properly fulfilled. (RMA -
Planning Department) :

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

PLN110380

Print Date:  8/31/2012 2:24:19PM

Page 1 0f 8




2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department:

Condition/Mitigation
Monitoring ‘Measure:

Compliance or
Monitoring

Action to be Peﬁprmed:

Planning Department

The applicant shall record a notice which states: "A permit (Resolution 12-037) was approved
by the Planning Commission for Assessor's Parcel Number 008-271-006-000 on 8/29/2012.
The permit was granted subject to 17 conditions of approval which run with the land. A copy of
the permit is on file with the Monterey County RMA - Planning Department.” Proof of
recordation of this notice shall be furnished to the Director of the RMA - Planning Department
prior to issuance of building permits or commencement of the use. (RMA - Planning
Department)

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

3. PD004 - INDEMNIFICATION AGREEMENT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

P|annihg Department

The property owner agrees as a condition and in consideration of approval of this discretionary
development permit that it will, pursuant to agreement and/or statutory provisions as applicable,
including but not limited to Government Code Section 66474.9, defend, indemnify and hold

s

Cnmplianée or
Monitoring

Action to be Performed:

harmless.the County of Monterey or its agents,.officers and employees_from_any.claim, action.or

proceeding against the County or its agents, officers or employees to attack, set aside, void or
annul this approval, which action is brought within the time périod provided for under law,
including but not limited to, Government Code Section 664989.37, as applicable. The property
owner will reimburse the County for any court costs and attorney's fees which the County may
be required by a court to pay as a resuit of such action. The County may, at its sole discretion,
participate in the defense of such action; but such participation shall not relieve applicant of his
obligations under this condition. An agreement to this effect shall be recorded upon demand of
County Counsel or concurrent with the issuance of building permits, use of property, filing of the
final map, whichever occurs first and as applicable. The County shall promptly notify the
property owner of any such claim, action or proceeding and the County shall cooperate fully in
the defense thereof. If the County fails o promptly notify the property owner of any such claim,
action or proceeding or fails to cooperate fully in the defense thereof, the property owner shall
not thereafter be responsible to defend, indemnify or hold the County harmless.

(RMA - Planning Department) :

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

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

PLN110380
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4. PD032(A) - PERMIT EXPIRATION

Responsible Departrﬁent: Planning Department

Condition/Mitigation The permit shall be granted for a time period of 3 years, to expire on August 29, 2015 unless
Monitoring Measure: use of the property or actual construction has begun within this period. (RMA-Planning
Department)

-Compliance of  Prior {o the expiration date stated in the condition, the Owner/Applicant shall obtain a valid
 Action to be r::'f'::::g: grading or building permit and/or commence the authorized use to the satisfaction of the Director
of Planning. Any request for extension must be received by the Planning Department at least 30
days prior to the expiration date.

5. PD005 - FISH & GAME FEE NEG DEC/EIR

Responsible Department:  Planning Department

Condition/Mitigation Pursuant to the State Public Resources Code Section 753.5, State Fish and Game Code, and
Monitoring Measure:  Califonia Code of Regulations, the applicant shall pay a fee, to be collected by the County,
within five (5) working days of project approval. This fee shall be paid before the Notice of
Determination is filed. If the fee is not paid within five (5) working days, the project shall not be
operative, vested or final until the filing fees are paid.
(RMA - Planning Department)

Compliance or _ Within five (5) working days of project approval, the Owner/Applicant shall submit a check,

Mariitaring Y
Action to be Performed: payable 1o the County of Monterey, to the Director of the RMA - Planning Department.
It the fee is not paid within five (5) working days, the applicant shall submit a check, payable to

the County of Monterey, to the Director of the RMA - Planning Department prior to the recordation
of the final/parcel map, the start of use, or the issuance of building permits or grading permits.

6. PD006 - MITIGATION MONITORING

Responsible Department:  Planning Department

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

C°"‘br“a_'t‘°‘{ or  Within sixty (60) days after project approval or prior to the issuance of building and grading
onitoring B B . .
Action to be Performed: permits, whichever occurs first, the Owner/Applicant shall:

1) Enter inio agreement with the County fo implement a Mitigation Monitoring Program.

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

PLN110380
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7. PD010 - EROSION CONTROL PLAN

Respansible Department:  Planning Department

Condition/Mitigation The approved development shall incorporate the recommendations of the Erosion Control Plan

Monitoring Measure: as reviewed by the Director of RMA - Planning and Director of Building Services. All cut and/or
fill slopes exposed during the course of construction be covered, seeded, or otherwise treated to
control erosion during the course of construction, subject to the approval of the Director of RMA
- Planning and RMA - Building Services. The improvement and grading plans shall include an
implementation schedule of measures for the prevention and control of erosion, siltation and
dust during and immediately following construction and until erosion control planting becomes
established. This program shall be approved by the Director of RMA - Planning and Director of
RMA - Building Services. : ‘
(RMA - Planning Department and RMA - Building Services Department)

Compliance or  prigr {p the issuance of grading and building permits, the Owner/Applicant shall submit an
. Monitoring  pr.qion Gontrol Plan to the RMA - Planning Department and the RMA - Building Services
Action o be Performed:
Department for review and approval.

The Owner/Applicant, on an on-going basis, shall comply with the recommendations of the
Erosion Control Plan during the course of construction until project completion as approved by
the Director of RMA - Planning and Director of RMA - Building Services.

8. PD011 - TREE AND ROOT PROTECTION

Responsible Department:  Planning Department

Condition/Mitigation Trees which are located close to construction site(s) (if any) shall be protected from inadvertent

Monitoring Measure: damage from construction equipment by fencing off the canopy driplines and/or critical root
zones (whichever is greater) with protective materials, wrapping trunks with protective materials,
avoiding fill of any type against the base of the trunks and avoiding an increase in soil depth at
the feeding zone or drip-line of the retained trees. Said protection, approved by certified
arborist, shall be demonstrated prior to issuance of building permits subject to the approval of
RMA - Director of Planning. If there is any potential for damage, all work must stop in the area
and a report, with mitigation measures, shall be submitted by certified arborist. Should any

" additional trees not included in this permit be harmed, during grading or construction activities, in

such a way where removal is required, the owner/applicant shall obtain required pemnits. (RMA -
Planning Department)

C°""Nll’“a_‘t1°e_ or  Prior to issuance of grading and/or building permits, the Owner/Applicant shalt submit evidence of

onitoring . . . .

Action to be Performed: tree protection to the RMA - Planning Department for review and approval.
During construction, the Owner/Applicant/Arborist shall submit on-gding evidence that tree
protection measures are in place through out grading and construction phases. If damage is
possible, submit an interim report prepared by a certified arborist.

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

PLN110380
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9. PD048 - TREE REPLACEMENT/RELOCATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Planning Department

As recommended within a tree assessment (LIB120116) prepared by Frank Ono on December
8, 2011, prior to building permit final, the applicant shall replace each tree approved for removal
as follows: '

- Replacement ratio: 2:1; 5-gallon or larger: Replacement tree(s) shall be located within the
same general location as the tree being removed.

The Owner/Applicant shall submit evidence of tree replacement to the RMA-Planning
Department for review and approval. Evidence shall be a receipt for the purchase of the
replacement tree(s) and photos of the replacement tree(s) being pianted.

One year after the planting of the replacement tree(s), the Owner/Applicant shall submit a letter
prepared by a County-approved tree consultant reporting on the

health of the replacement tree(s) and whether or not the tree replacement was successful or if
follow-up remediation measures or additional permits are required. :

PLN110380
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10. MMRP001 - CULTURAL RESOURCES (MITIGATION MEASURES)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Planning Department

The mitigation data recovery delineated below will satisfy the requirements of CEQA to reduce

- project impacts to a less than significant level (as recommend within, "Preliminary

Archaeological Assessment and Mitigation Plan for Four Proposed Building Addition Areas at
the Cypress Point Golf Clubhouse, Pebble Beach, Monterey County, California" (LIB120118)
prepared by Archaeological Consulting, Salinas, CA, September 29, 2011 and June 13, 2012):

- On-site monitoring: A qualified archaeological monitor shall be present during all construction
activities where ground disturbance will occur. :
- Garage, patio, trees, and porch locations: Excavated soil should be screened through 1/8 mch
mesh for data recovery. All material remaining on the screen shall be recovered and returned to
the Iab for cleaning, sorting and analyzed for significance.

- Caddy lounge location: Excavation will start with controlled scraping using a backhoe to
establish two trenches. Soil will be removed in 10cm increments and screened through 1/4 inch
mesh. Trench exposure will establish two vertical sidewalls to examine midden deposit. Once
treches are completed, hand excavation units will excavate in 10cm increments and scrrened
through 1/8 inch mesh. Once hand excavation units are completed, additional backhoe
excavation and screening will be undertaken to locate more features and complete the 50%
recovery required. All materials remaining in screens will be returned to the iab for processing.

~ Human remains: If, at any time, human remains are discovered, the monitor shall hait work
within 50 meters of the find and contact the Monterey County Coroner. if remains are likely
Native American, the coroner will notifly the Native American Heritage Commission (NAHC), as
required-by-law.-The-NAHC-designated-Most-Likely-Desscendant-(MLD)-will-provide

Compliance or
Monitoring

Action to be Performed:

recommednations for treatment of remains.

-Material processing and reporting: All recovered material will be washed, clean, dried, and
sorted. All artifacts will be catalogued. Once completed, a Preliminary Archaeological Report will
be prepared containing a brief description of methodology, field findings and management
recommendations.

-Final report: A Final Technical Report WI” be prepared approximately one year from the
feildwork completion date. and submitted to the Regional Information Center at Sonoma State
University.

-Recovered material: All meultural materials will be processed and curated at a suitable
research facility. No artifacts will be turned over fo Native American Groups or other special
interests unless required under the provisions of the Public Resources Code.

a) Prior to Construction permit issuance, the owner/applicant must provide evidence that a
County-approved archaeoplogical consultant has been contracted to monitor all ground
disturbance activities.

b) During construction activities, after all ground disturbance activities have been completed, the
archaeological consultant shall provide a preliminary archaeoloigcal report identifiying that
mitigation measures were followed, a brief description of methodology, field findings and
management recommendations.

c) One year from the date the preliminary archaeological report was prepared, the archaeological
consuitant must shall provide a final technical report idenitifying archaeological resource
significance and identify if the mitigation emasures have been fulfilled and what measures were
taken with recovered artifiacts

+ PLN110380
Print Date: 8/31/2012 2:24:19PM
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11. PDSP001 - HISTORIC RESOURCE OVERLAY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action fo be Performed:

Planning Department

Pursuant to Section 20.147.080.C.3(b) of the Coastal Implementation Plan, Part 2 (Cultural
Resources), the applicant shall request a rezoning of the parce! fo add an "HR" (Historic
Resoruces) zoning district to the existing zoning of the parcel.

Prior to the issuance of a construction permit, the applicant/owner must submit a request to the
RMA - Planning Department to rezone the property to add the "HR" zoning district to the existing
zoning of property.

12. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Public Works Department

Prior to issuance of building permits, applicant shall pay the Regional Development Impact Fee
(RDIF) pursuant to Monterey Code Chapter 12.90. The fee amount shall be determined based
on the parameters adopted in the current fee schedule.

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

13. WR049 - WATER AVAILABILITY CERTIFICATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Water Resources Agency

The applicant shall provide the Monterey County Water Resources Agency proof of water
availability in the form of a complete Monterey Peninsula Water Management District Water
Release Form. (Water Resources Agency)

Prior to issuance of any construction permit, the owner/applicant shall submit a Water Release
Form to the Water Resources Agency for review and approval.

A copy of the Water Release Form can be obtained at the Monterey Peninsula Water
Management District, the Water Resources Agency, or online at:
www.mewra.co.monterey.ca.us.

14. FIRE008 - GATES -

Responsible Departmeni:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

Fire

All gates providing access from a road to a driveway shall be located at [east 30 feet from the
roadway and shall open to allow a vehicle to stop without obstructing traffic on the road. Gate
entrances shall be at least the width of the traffic lane but in no case less than 12 feet wide.
Where a one-way road with a single traffic lane provides access to a gated entrance, a 40-foot
tuming radius shall be used. Where gates are to be locked, the instaltation of a key box or other
acceptable means for immediate access by emergency equipment may be required. (Pebble
Beach Community Services District)

1. Prior to issuance of grading and/or building permits, the appiicant or owner shall incorporate
the specification of the entry gate into design and print the text of this condition as "Fire
Department Notes" on pians.

2. Prior to requesting a final building inspection, the applicant or owner shall complete the
installation of the entry gate and obtain fire department approval the final fire inspection.

PLN110380
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15. FIRED22 - FIRE PROTECTION EQUIPMENT & SYSTEMS - FIRE SPRINKLER SYSTEM - (HAZARDOUS CONDITIONS)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Fire

The building(s) and attached garage(s) shall be fully protected with automatic fire sprinkler
system(s). Installation shall be in accordance with the applicable NFPA standard. A minimum
of four (4) sets of plans for fire sprinkler systems must be submitted by a California licensed
C-16 contractor and approved prior fo installation. This requirement is not intended to delay
issuance of a building permit. A rough sprinkler inspection must be scheduled by the installing
contractor completed prior to requesting a framing inspection. Due to substandard access, or
other mitigating factors, small bathroom(s) and open attached porches, carports, and similar
structures shall be protected with fire sprinkiers. Any revisions or alternatives to this condition
must be reviewed and approved by the fire district. (Pebble Beach Community Services District)

1. Prior to issuance of grading and/or building permit, the applicant or owner shall print the text of
this condition as "Fire Dept. Notes" on construction plans.

2. Prior to requesting a framing inspection, the applicant or owner shall obtain fire department
approval of the rough sprinkler inspection.

3. Prior to requesting a final building inspection, the applicant or owner shall complete the
installation of the fire sprinkier system and obtain fire department approval of the final fire
sprinkler inspection.

16.-FIRE023.--FIRE.ALARM.SYSTEM - (COMMERGIAL)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Fire

The building(s) shall be fully protected with an approved central station, proprietary station, or
remote station automatic fire alarm system as defined by NFPA Standard 72. Plans and
specifications for the fire alarm system shalf be submitted by a California licensed C-10
contractor and approved prior to requesting a rough sprinkler or framing inspection. (Pebble
Beach Community Services District)

1. Prior to issuance of building permit, the applicant or owner shall print the text of this condition
on the construction plans.

2. Prior to requesting a framing inspection, the applicant or owner shall obtain fire department
approval of the fire alarm system plans. -

3. Prior to requesting a final building inspection, the applicant or owner shall complete the
installation of the fire alarm system, obtain fire department approval of the fire alarm acceptance
test and final fire inspection.

17. FIRE029 - ROOF CONSTRUCTION - (CYPRESS/PEBBLE BEACH)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring

Action to be Performed:

Fire

All new structures, and all existing structures receiving new roofing over 25 percent or more of
the existing roof surface within a one-year period, shall require a minimum of ICBO Class A roof
construction. (Pebble Beach Community Services District)

1. Prior to issuance of building permit, the applicant or owner shall print the text of this condition
as "Fire Dept. Notes" on construction plans.

PLN110380
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