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Before the Zoning Administrator 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
RAVEN (PLN150755) 
RESOLUTION NO. 18 - 024 
Resolution by the Monterey County Zoning 
Administrator: 
1) Adopting a Negative Declaration; and 
2) Approving a Combined Development Permit 

consisting of a  
• 1) Coastal Administrative Permit and 

Design Approval to allow the 
construction of a single family dwelling 
consisting of 2,306 square foot two story, 
1,690 square foot basement and a 298 
square foot garage; 

• 2) Coastal Development Permit to allow 
development within 750 feet of an 
archaeological resource; and  

• 3) Variance to exceed lot coverage by 
3.9% (totaling 18.9%); and  

• 4) Variance to exceed floor area ratio 
FAR by 5.3% (totaling 22.8%).  

3213 Whitman Lane, Pebble Beach, Del Monte Forest 
Land Use Plan, Coastal Zone (APN: 008-401-010-
000) 

 

 
 
The Raven application (PLN150755) came on for a public hearing before the Monterey 
County Zoning Administrator on April 26, 2018.  Having considered all the written and 
documentary evidence, the administrative record, the staff report, oral testimony, and 
other evidence presented, the Zoning Administrator finds and decides as follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY / HEALTH AND SAFETY / NO VIOLATIONS 

/ SITE SUITABILITY - The proposed project and/or use, as 
conditioned, is consistent with the policies of the Monterey County 
1982 General Plan, Del Monte Forest Land Use Plan, Del Monte 
Forest Coastal Implementation Plan – Part 5, Monterey County 
Zoning Ordinance - Coastal (Title 20), and other County health, 
safety, and welfare ordinances related to land use development.  The 
site is physically suitable for the development proposed, and no 
violations exist on the property. 

 EVIDENCE: a)  The proposed project involves the construction of a 3,996 square foot, 
two story home, with a subterranean level on an 11,413 square foot 
parcel as follows:  2,306 square foot two stories, 1,690 square foot 
basement and a 298 square foot garage.  

  b)  The property is located at 3213 Whitman Lane, Pebble Beach 
(Assessor's Parcel Number 008-401-010-000), Del Monte Forest 
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(DMF) Land Use Plan (LUP), Coastal Zone.  The parcel is zoned 
Low Density Residential, 1.5 acres per unit, with a Design Control 
zoning overlay (Coastal Zone) [LDR/1.5-D (CZ)].  Development of 
single-family dwellings and non-habitable accessory structures are 
identified as allowed uses pursuant to MCC Sections 20.14.040.A 
and F, subject to the granting of applicable coastal development 
permits.  The Design Control zoning overlay requires the granting of 
a Design Approval for the proposed development (see Finding No. 2 
below).  

  c)  The .262-acre (11,413 square feet) lot is identified with an 
Unconditional Certificate of Compliance (COC030103).  Thus, the 
property is a legal lot of record. 

  d)  The project has been reviewed for consistency with the text, policies, 
and regulations in the: 

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

  e)  No conflicts were found to exist.  The County received 
communications from an attorney for the neighboring property 
owners and interested members of the public during the course of 
project review indicating inconsistencies with the text, policies, and 
regulations in the applicable plans and Monterey County Code 
(MCC); however, the County finds that the project is consistent with 
the text, policies, and regulations in the applicable documents. 

  f)  The project has been reviewed for site suitability by RMA-Planning, 
RMA-Public Works, RMA-Environmental Services, Pebble Beach 
Community Services District (Fire Protection District), and Water 
Resources Agency.  County staff reviewed the application materials 
and plans, as well as the County’s GIS database, to verify that the 
proposed project on the subject site conforms to the applicable plans, 
and that the site is suitable for the proposed development.  The 
project will not have an adverse effect on the health, safety, and 
welfare of persons either residing or working in the neighborhood. 

  g)  The following technical reports have been prepared: 
- Preliminary Biological Resource Reconnaissance 

(LIB160343), prepared by Zander Associates, Berkeley, 
CA, June 13, 2106; 

- Assessment of Resource Values Associated with Stillwater 
Creek & Adjoining Private Properties, prepared by Jeffrey 
B. Froke, Ph.D., Pebble Beach CA, dated October 26, 
2016; 

- Updated Soil Sampling and Analysis Report, Former 
Pebble Beach Golf Course Maintenance Facility, Whitman 
Lane, Pebble Beach, prepared by D&M Consulting 
Engineers, Inc., dated October 20, 2003; 

- Preliminary Archaeological Assessment (LIB090296) 
prepared by Archaeological Consulting, Salinas, California, 
June 2, 2009; 
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- Soil Engineering Investigation for Raven Residence at 3213 
Whitman Lane, Pebble Beach (LIB160055), prepared by 
LandSet Engineers, Inc., Salinas, CA, dated January, 2016; 

- 2016 CBC Soil Engineering Investigation Update for Raven 
Residence, prepared by LandSet Engineers, Inc., Salinas, 
CA, dated September 27, 2017. 

County staff has independently reviewed these reports and concurs 
with their conclusions. 

  h)  Necessary public facilities are available for the single family 
dwelling.  The property is and will be served by a public water 
system (California American Water) and an existing public sewer 
system (Pebble Beach Community Services District and Carmel Area 
Wastewater District).  The Environmental Health Bureau did not 
impose any conditions for project approval. 

  i)  No Violations:  Monterey County RMA-Planning and RMA-Building 
Services records were reviewed, and the County is not aware of any 
violations existing on subject property.  

  j)  History: The approximately 0.262 acre parcel was the site of the 
former Pebble Beach golf course maintenance facility, but has since 
been cleared of all structures and other features (including 
underground storage tanks).  The site was covered by a 2,700 square 
foot maintenance building, a lean-to shed, a concrete pad and asphalt 
concrete yard area.  In addition, a fueling facility and underground 
storage tanks were also located in the central part of the yard.  The 
fueling facility was inactive around October 2003 and staff has 
confirmed that the tanks were properly removed according to all 
County regulations in early 2004.  Demolition activities and interim 
uses for materials and equipment stockpiling and storage have 
eliminated any sustainable habitat for native populations of plants or 
animals. 

  k)  Pescadero Watershed:  The project is located on the edge of the Del 
Monte Forest Watershed Boundary, within an un-named watershed.  
Pursuant to Section 20.147.030, A.b., “Impervious surface coverage 
for residential development shall be limited to a maximum of 9,000 
square feet.  Maximum coverage for the proposed project is 7,002 
square feet (including covered patios, which is well under the 
maximum allowed).  Although Variances are proposed, the structure 
meets all other site development standards (i.e., setbacks, height) 
within the MDR zoning district. 

  l)  Cultural Resources.  The project site is in an area identified in County 
records as having a high archaeological sensitivity, and is within 750 
feet of known archaeological resources.  A “Preliminary 
Archaeological Reconnaissance” was prepared by Archaeological 
Consulting for the project site to evaluate potential resources on or 
within the vicinity of the site, which could be impacted by the 
proposed residential development on the project site.  At the time of 
the reconnaissance, the parcel contained the existing maintenance 
building, asphalt pavements, a small pesticide shed and piles of 
various plastic pipes, plywood, vehicles, etc.  Some soil was visible 
in the center of the parcel where a fuel tank had been removed.    
None of the materials frequently associated with prehistoric cultural 
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resources in this area were observed during the field reconnaissance.  
Based upon on the background research and field reconnaissance, it 
has been concluded that there is not surface evidence of potentially 
significant archaeological resources on the project parcel.  Therefore, 
there is no evidence that any cultural resources would be disturbed, 
and the potential for inadvertent impacts to cultural resources is 
limited and will be controlled by application of the County’s standard 
project condition (Condition No. 3) which requires the contractor to 
stop work if previously unidentified resources are discovered during 
construction. 

  m)  The project was referred to the Del Monte Forest Land Use Advisory 
Committee (LUAC) for review on April 7, 2016, August 17, 2017 
and September 21, 2017, in which a site visit occurred on September 
21, 2017.  At the September meeting, the Del Monte Forest LUAC 
recommended approval of the project (4-2 vote) as it was a reduction 
of the previous project.  Attorney representing the neighbors attended 
the LUAC meetings, voicing concerns about size and visibility of the 
project, the noise potential from the roof deck and impacts to the 
adjacent estuarine.  Staff stated an Initial Study would be prepared to 
identify impacts, if any, to the adjacent creek. The LUAC agreed.  
The Initial Study fully addresses the neighbors’ concerns. 

  n)  The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project file PLN150755. 

    
2. FINDING:  DESIGN – The design of the proposed project assures protection of 

the public viewshed, is consistent with neighborhood character, and 
assures visual integrity without imposing undue restrictions on 
private property. 

 EVIDENCE: a) The proposed project would re-develop an existing previously 
disturbed 0.262-acre (11,413 square foot) lot with a single-family 
dwelling with attached garage.   

  b) Pursuant to Section 20.44, Title 20 (Coastal Zoning Ordinance) of the 
Monterey County Code (MCC), 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 viewshed and neighborhood character. 

  c) Material and Color Finishes.  The proposed exterior colors and 
materials are consistent with the residential setting and other dwelling 
units in the immediate vicinity.  The primary colors and materials 
include tan stucco and natural wood doors and windows, copper 
accents, a metal gate and clay tile roofing materials.  The second 
story is setback from the first story so as to prevent the feeling of a 
box-type structure.  A variety of roof pitches help to soften the height 
of the structure.  Exterior finishes include several openings along 
with shutters, stained wood beams, rafter tails and outriggers, which 
allow the structure to blend with the environment, blend with the 
residential character of the neighborhood, and is consistent with other 
dwellings in the neighborhood. 
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  d) Visual Resources.  The subject property is located in an area where 
the Local Coastal Program may require visual public access (Figure 
3, Visual Resources, Del Monte Forest Land Use Plan). Portions of 
the Whitman Drive enclave are visible from Point Lobos Reserve at a 
distance of over three miles. However, the subject property is in the 
northernmost portion (rear) of the enclave and is fully shielded from 
Point Lobos by topography.  The project site and the Whitman Drive 
enclave are also visible from Seventeen Mile Drive across the 15th 
fairway of the Pebble Beach Golf Course. At the closest point, the 
site is about 300 feet from Seventeen Mile Drive. That portion of 
Seventeen Mile Drive is two lanes with minimal shoulders.  While 
there are clear views towards the site, there is ample screening along 
Seventeen Mile Drive, the 15th hole, and along the parcel itself to 
minimize the view of the project to the public.  The proposed home 
will also be subject to County lighting conditions to prevent light 
pollution and intrusion into the public viewshed.  In addition to 
screening, due to the speed of traffic, and the length of the visible 
window to the project site, there is little only a short duration that the 
project site is visible at all.  Therefore, as sited and designed the 
proposed house will not have a significant visual impact on the area’s 
scenic resources, and is therefore consistent with Del Monte Forest 
Land Use Plan Policies 123 and 137.  It will not block public views 
toward the ocean and will not adversely impact the public viewshed 
or scenic character in the project vicinity. 

  e) Review of Development Standards.  The development standards for 
the LDR zoning district are identified in MCC Section 20.14.060.  
Required setbacks in the LDR district for main dwelling units are 30 
feet (front), 20 feet (rear), and 20 feet (sides).  As proposed, the 
structure meets or exceeds all required setbacks.  Corresponding 
maximum structure height is 30, proposed is 29.9.  A height 
verification condition of approval has been included (Condition #9).   
A variance is allowed to exceed lot coverage and Floor Area Ratio 
(FAR) as the lot is substantially smaller than other lots within this 
Whitman enclave.  (See Findings 7, 8, and 9). 

  f) The project planner conducted a site inspections on August 17 and 
September 21, 2017 to verify that the proposed project on the subject 
parcel conforms to the applicable plans and MCC, and will not 
adversely impact the neighborhood character or scenic/visual 
resources. 

    
3. FINDING:  CEQA (Negative Declaration) - On the basis of the whole record 

before the Monterey County Zoning Administrator, there is no 
substantial evidence that the proposed project as designed, 
conditioned and mitigated, will have a significant effect on the 
environment.  The Negative Declaration reflects the independent 
judgment and analysis of the County. 

 EVIDENCE: a)  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. 
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  b)  Monterey County RMA-Planning prepared an Initial Study pursuant 
to CEQA.  The Initial Study is on file in the offices of RMA-Planning 
and is hereby incorporated by reference (PLN150755). 

  c)  A Biological Assessment was prepared for the site to determine 
potential impacts to any environmentally sensitive habitat which 
could be located on the project site. The Biological Assessment 
concluded there are no sensitive biological resources on the subject 
property.  There is a riparian corridor easterly of the site called 
Stillwater Creek.  The creek meanders through residential 
neighborhoods and golf course fairways until it outfalls into 
Stillwater Cover near the 5th tee at the Pebble Beach Golf links.  
Some natural habitat remains in certain areas of the creek, notably 
just upstream of the Whitman Lane crossing northeasterly of the site.  
Just downstream of this crossing location and directly adjacent to the 
site, the canopy opens up and the vegetation is a mix of native and 
non-native species of trees, shrubs and herbaceous plants. 

  d)  As a result, an Initial Study was prepared to address any potential 
impacts from development in relation to Stillwater Creek.  In 
summary, the site is a vacant lot in the context of an existing 
residential neighborhood surrounded on all sides by the fairways, tees 
and greens of the Pebble Beach Golf Links.  A history of use as a golf 
course maintenance facility, demolition activities and interim uses for 
materials and equipment stockpiling and underground storage have 
eliminated any sustainable habitat for native populations of plants or 
animals on the pre-disturbed site.  The site does not provide cover, 
shelter or movement corridors for native resident or migratory 
wildlife. No rare, threatened, endangered or otherwise special status 
species occur on the site.   

  e)  Comments were received from the neighbors’ attorney on April 16, 
2018.  
Comments received from Neighbors’ attorney: 

1) ESHA – Wetlands, Riparian Woodland, and Riverine Habitats 
that flow to ASBS require protection and a 100-foot setback: 
Response:  Since the site is within close proximity of the 
Creek, there is no alternative to developing outside of the 100 
foot setback. There are other residences that have been built 
along the Riverine.  Engineered drainage plans were prepared 
for the site and designed to retain storm water on site, provide 
erosion control measures, and pre- and post- construction 
inspections to ensure that the site is stabilized and erosion 
control measures are effective.  Site runoff will be detained 
onsite and released slowly into an existing storm drain system 
so that no drainage impacts on the adjacent Riverine or 
adjacent properties are anticipated.  Therefore, development 
on the site will not affect the Creek. 

2) Evidence of Hazardous Waste Contamination: 
Response:  The Biological Assessment determined there was 
no appreciable subsurface fuel contamination detected at the 
site just prior to tank removal.  Demolition of the structures 
and hard surface areas on the site occurred by permit in 
September 2009.  Since then and prior to the sale of the 
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property in June 2015, the Pebble Beach Company used the 
site for storage and stockpiling of materials and equipment.  A 
Soil Sampling and Analysis Report prepared by D & M 
Consulting Engineers, Inc. dated October 20, 2003 concluded 
that the site does not have any subsurface contamination 
issues.  The investigated work was pursued as a precursor for 
removal of the underground storage tanks prior to the sale of 
the property.  On September 2, 2004, the Monterey County 
Environmental Health Department confirmed the completion 
of a site investigation and remedial action for the underground 
storage tanks formerly located at the site. 

3) Viewshed:  Located in an area designated by the Del Monte 
Forest Land Use Plan visually sensitive both from distant 
views from Point Lobos and from Seventeen Mile Drive  
Response: The project is not visible from Pt. Lobos due to 
topography; however, the project site and the Whitman Drive 
enclave are visible from Seventeen Mile Drive across the 15th 
fairway of the Pebble Beach Golf Course. At the closest point, 
the site is about 300 feet from Seventeen Mile Drive. That 
portion of Seventeen Mile Drive is two lanes with minimal 
shoulders and while there are clear views of the site, there is 
ample screening both along Seventeen Mile Drive and in the 
enclave to minimize the view of the project to the public. As 
sited and designed, the proposed house will not have a 
significant visual impact on the area’s scenic resources.  A 
standard lighting condition will not allow up-lighting from the 
proposed project.   

4) Archaeological Resources – Consultation Required: 
Response: In May 2009, a “Preliminary Archaeological 
Reconnaissance” was prepared for the project site to evaluate 
potential resources on or within the vicinity of the site, which 
could be impacted by the proposed residential development on 
the project site.  At the time of the reconnaissance, the parcel 
contained the existing maintenance building, asphalt 
pavements, a small pesticide shed and piles of various plastic 
pipes, plywood, vehicles, etc. Based on the background 
research and field reconnaissance, it has been concluded that 
there is not surface evidence of potentially significant 
archaeological resources on the project parcel.   

  f)  All project changes required to avoid significant effects on the 
environment have been incorporated into the project and/or are made 
conditions of approval.  A Condition Compliance and Mitigation 
Monitoring and/or Reporting Plan has been prepared in accordance 
with Monterey County regulations, is designed to ensure compliance 
during project implementation, and is hereby incorporated herein by 
reference.   

  g)  A Draft Negative Declaration (ND) was prepared in accordance with 
CEQA and circulated for public review from March 16, 2018 to April 
16, 2018.   
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  h)  Issues that were analyzed in the Negative Declaration include: 
Aesthetics, Air Quality, Biological Resources, Geology/Soils and 
Greenhouse Gas Emissions. 

  i)  Evidence that has been received and considered includes:  the 
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.  These 
documents are on file in RMA-Planning (PLN150755) and are hereby 
incorporated herein by reference. 

  j)  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 California Department of Fish and Game 
(CDFG) 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 
(Condition #5). 

  k)  Monterey County RMA-Planning, located at 1441 Schilling Place, 
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. 

 
4. FINDING:  PUBLIC ACCESS – The project is in conformance with the public 

access and recreation policies of the Coastal Act (specifically Chapter 
3 of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and Local Coastal Program, and does not 
interfere with any form of historic public use or trust rights. 

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

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

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

  d) The subject property is identified as an area where the Local Coastal 
Program may require visual public access (Figure 3, Visual 
Resources, Del Monte Forest Land Use Plan).  See also Finding No. 
2. 

  e) The proposed development is consistent with Del Monte Forest Land 
Use Plan Policies 123 and 137, and will not block significant public 
views toward the ocean and will not adversely impact the public 
viewshed or scenic character in the project vicinity.  As proposed, the 
project is consistent with applicable visual resource and public access 
policies in the Del Monte Forest Land Use Plan. 

  f) The project planner completed site inspections on August 17, 
September 21 2017, to verify that the proposed project would not 
impact public access.  The project planner also reviewed plans and 
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visual simulations of the proposed development to verify that the 
structures will not impact visual resources/access.   

  g) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development are found in Project File PLN150755. 

    
5. FINDING:  VARIANCE (Authorized Use) – The Variance shall not be granted 

for a use or activity which is not otherwise expressly authorized by 
the zoning regulation governing the parcel of property. 

 EVIDENCE: a) The property has a zoning designation of Low Density Residential, 
1.5 acres per unit, with a Design Control zoning overlay (Coastal 
Zone) [LDR/1.5-D (CZ)]. 

  b) Development of a single-family dwelling and non-habitable 
accessory structures are identified as allowed uses pursuant to MCC 
Sections 20.14.040.A and F, subject to the granting of applicable 
coastal development permits.  Therefore, the proposed dwelling is 
expressly authorized within the zoning district.  See also Finding No. 
1, Evidence b above. 

    
6. FINDING:  VARIANCE (Special Circumstances) - Because of special 

circumstances applicable to the subject property, including the size, 
shape, topography, location of the lot, or the surrounding area, the 
strict application of development standards in the Monterey County 
Codes is found to deprive the subject property of privileges enjoyed 
by other property owners in the vicinity under identical zoning 
classification. 

 EVIDENCE: a) Policy 77 of the Del Monte Forest Land Use Plan (DMF LUP) limits 
development of parcels within the applicable watersheds to a 
maximum site coverage of 9,000 square feet, including both 
structural and impervious surface coverages.  Maximum coverage for 
the proposed project is 7,002 square feet (including paving, paths and 
patios), well under the maximum allowed. 

  b) Pursuant to MCC Section 20.14, the Low Density Residential, 1.5 
acres per unit (LDR/1.5) zoning district/classification allows building 
site coverage of 15 percent, and does not specifically restrict 
impervious surface coverage. Pursuant to Policy 77 of the DMF LUP, 
the property is restricted beyond the impervious coverage limits 
imposed by the Monterey County Zoning Ordinance (Title 20) on 
other properties with the same zoning classification. 

  c) The subject property is small for this district, at 11,413 square feet 
(.26 acres), which would allow building site coverage of 1710 square 
feet under regular zoning district development standards and a Floor 
Area Ratio of 1,995 square feet (17.5%).  There are 10 developed 
parcels in this residential enclave averaging between 1 to 2 acres, 
with houses that average between 4,013 to 10,951 square feet.  The 
proposed project has a substantially smaller lot size with proposed 
development of 2,306 square feet above ground and 1,690 square feet 
below ground.  The quasi-triangular shaped lot restricts designing a 
structure that would be visually consistent with the other homes in the 
neighborhood. To allow for a design conducive to the site and 
neighborhood, applicants are proposing 18.9% lot coverage (exceeds 
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by 3.9%) and 22.8% floor area (exceeds by 5.3%).  Setbacks required 
for this lot include a 30 foot front setback, 20 foot side setback and 20 
foot rear setback.  The applicants meet all setback requirements, 
including allowable height of 30 feet.  There is a sunken BBQ and 
fire pit within the setbacks but this does not count as lot coverage. 

  e) The project planner conducted a site inspection on August 17, and 
September 21, 2017, to verify circumstances related to other 
properties in the vicinity and in the same zoning district. 

  h) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development are found in Project File PLN150755. 

    
7. FINDING:  VARIANCE (Special Privileges) – The Variance shall not constitute 

a grant of privileges inconsistent with the limitations upon other 
property owners in the vicinity and zone in which such property is 
situated. 

 EVIDENCE: a) The approximately ¼ acre lot is surrounded by 1 to 2 acre parcels.  
Applying the LDR zoning district limits for lot coverage and floor 
area ratio to this parcel would make it impossible to develop a home 
consistent with the surrounding properties.     

  b) The existing homes in the neighborhood average from 4,014 square 
feet with 605 square foot garages to as high as 10,951 square feet 
with 1,064 square foot garage.  The proposed single family dwelling 
is smaller with 2,306 square feet of living space above grade and a 
1,690 square foot basement.    

  c) The single family dwelling is an authorized use; the special 
circumstance is that this lot is substantially smaller than all of the lots 
within the Whitman enclave, making it difficult to design a structure 
conducive with the character of the neighborhood; and therefore, is 
not a special privilege due to site development limitations far more 
restrictive than that of the neighboring properties. 

  d) The project planner conducted site inspections on August 17 and 
September 21, 2017, to verify that the Variance would not constitute 
a grant of special privileges inconsistent with the limitations upon 
other property owners in the vicinity and zone in which the subject 
property is situated. 

  e) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development are found in Project File PLN150755. 

    
8
. 

FINDING:  APPEALABILITY - The decision on this project may be appealed to 
the Monterey County Board of Supervisors and the California Coastal 
Commission. 

 EVIDENCE: a)  Board of Supervisors:  Pursuant to Section 20.86.030 of the Monterey 
County Zoning Ordinance (Title 20), an appeal may be made to the 
Board of Supervisors by any public agency or person aggrieved by a 
decision of an Appropriate Authority other than the Board of 
Supervisors. 

  b)  California Coastal Commission:  Pursuant to Section 20.86.080.A of 
the Monterey County Zoning Ordinance (Title 20), the project is 
subject to appeal by/to the California Coastal Commission because it 
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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. 

 
1. Do not start any construction or occupy any building until you have obtained the necessary 

permits and use clearances from Monterey County RMA-Planning and RMA-Building Services 
offices in Salinas. 

 
2. This permit expires 3 years after the above date of granting thereof unless construction or 

use is started within this period.  
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Whitman  Lane

TOTAL LOT AREA

1520 - RAVEN RESIDENCE - 10 yr Pre-Development Peak Flow Rates

INTENSITY

DRAIN

AREA

CONTRIBUTING

AREA

DESCRIPTION

WATERSHED AREA

(C.F.) (AC)

FLOW

DISTANCE

(FT)

ELEV.

DIFF.

(FT)

TIME OF

SLOPE

(FT/FT)

CONCENTRATION

(MIN)

MOCO

CHART

2YR=0.6

DRAINAGE AREAS WITH FLOW FOR STORAGE & RECHARGE

Existing

dirt

11399 0.2617

125 6 0.048

11 0.888 2.08 0.25 0.25 0.14

RAINFALL

INTENSITY

(IN/HR)

RUNOFF

COEFFICIENT

WEIGHTED

COEFFICIENT

(Cw)

PEAK FLOW

RATE

(C.F.S.)

11,399.00 0.2617 10 YEARS PRE-DEVELOPMENT RUNOFF FOR DISTURBED AREAS 0.14

100-yr POST - DEVELOPMENT PEAK FLOW RATE (MODIFIED RATIONAL METHOD)

(WITH A DISCHARGE OF 10YR PRE-DEVELOPMENT PEAK FLOW RATE)

0.140

TIME OF

CONCENTRATION

(MIN)

AREA

PAVEMENT

ROOF

LANDSCAPE

11,399.00

3,912.00

2,130.00

5,357.00

0.26

0.09

0.05

0.12

10

15

20

25

30

35

40

45

50

55

60

65

70

INTENSITY

MOCO

CHART

1.332

RAINFALL

INTENSITY

(IN/HR)

3.264419229

2.665387139

2.308292973

2.0646

1.88471332

1.744905474

1.632209614

1.538861982

1.45989266

1.391953036

1.332693569

1.280410565

1.233834493

RUNOFF

COEFFICIENT

WEIGHTED

COEFFICIENT

(Cw)

0.64

0.9

1

0.3

PEAK FLOW

RATE

(C.F.S.)

0.55 181.5419713

0.45 218.0997366

0.39 242.3269964

0.35 258.6743835

0.32 269.4244536

0.29 275.9331494

0.27 279.0839425

0.26 279.4904946

0.24 277.5996087

0.23 273.7485854

0.22 268.1994733

0.21 261.1606661

0.21 252.8011287

279.49
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STORMWATER RETENTION / DETENTION

PIPE SYSTEM SIZING WORKSHEET

T H E M O S T A D V A N C E D N A M E I N D R A I N A G E S Y S T E M S

Version 7.8

Enter or Select values in the Yellow fields ONLY

TRUE

UNITS

Unit of Measure

Joint Type

Design Storage Volume

Average Cover Height4

Imperial (ft, in) Metric (mm, m)

FALSE

SYSTEM

Plain End ST

280

3.00

Plain End ST

CF

FT FALSE

Project Name:

Location (City, State):

Prepared For:

Date Prepared:

Engineer:

Contractor:

Regional Engineer:

Area Sales Representative:

Surface Application:

HEADER

Lateral

Number of Headers

Header Diameter

Perforate Headers?

Include Header(s) in

Storage Volume?

24

2

24

2

No

Yes

No

Yes

Diameter

(in)

Group 1

Group 2

Group 3

24

0

0

24.00

0

0

Lateral

Length

(ft)

25

0

0

Perforate Laterals?

STORAGE VOLUME

Product

Volume

(CF)

Group 1

Group 2

Group 3

TOTALS

NOTES

1 - Full Stick: Assumed a standard lay length of 19'-8".

2 - Excavation: Based on manufacturer's recommended trench width and

bedding depth. Estimated volumes assume a flat system based on the user-

entered Average Cover Height.

3 - Backfill: Does not account for pipe corrugations - calculated for conservative

quanitites. Not for use with take-offs or ordering purposes.

4 - Cover Height: For traffic installations, 1-ft of minimum cover is required for

diameters 12-36", 2-ft for 42-60". Maximum cover shall not exceed 8-ft without

consulting Applications Engineering.

5 - Bill of Materials: Does not differentiate between ST and WT fittings or

between A and H profile connections. Determined on a project-specific basis.

6 - Quantities: Assumes all Groups are same diameter. Run separate

calculations to determine quantities and costs for different Group diameters.

This Excel spreadsheet isprovided for rough estimating purposes only. This tool is intended to

assist the design engineer in sizing stormwater management systems using ADS pipe and manifold

components. As with any calculation aid, this tool should be used for estimating only; the engineer

must verify the assumptions and methods to ensure they satisfy the project and local design

criteria.
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#N/A

#N/A

#N/A

COMPONENT

Stone

(CF)

0

0

0

0

Total

ASV

(CF)

0

0

0

0

System

(CF)

293

#N/A

#N/A

#N/A

#N/A

No

APPROXIMATE SYSTEM

SIZE

Width

(FT)

9

0

0

Length

(FT)

31

0

0

EXCAVATION

Pipe

Diameter

(IN)

24

0

0

Width

(FT)

11

0

0

Length

(FT)

33

0

0

Disturbed

Surface

Area

(SYD)

41

0

0

41

Excav-

ation2

(CYD)

77

0

0

77

Estimated

Backfill3

(CYD)

66

#N/A

#N/A

#N/A

ASV

(CYD)

0

0

0

0

No

LATERALS

Number of

Laterals

3

0

0

# of Sticks

/ Lateral

2

0

0

Approx. Length

of End Stick

6.1-ft

0-ft

0-ft

BACKFILL

A non-perforated system has been selected

*Enter "0" to not include the backfill in the storage volume

Stone Porosity?

Additional Stone

Layer Allowing

Storage (ASV)?

40 % no

1520-01 Raven Residence

Pebble Beach

A. MANRIQUEZ

6/1/2017

4 in.
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(E) Cypress

Woodwardia fimbriata(1)
Ceanothus 'Carmel Creeper' (1)
Quercus agrifolia (1)
Woodwardia fimbriata (2)

Rhamnus 'Leatherleaf' (1)
Laurus nobilis (1)
Rhamnus 'Leatherleaf' (1)
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PLANTING NOTES:

1. Plant quantities are for contractors convenience only.  Contractor is responsible
for actual plant quantities and shall be verified from the planting plan. To meet the
planting requirements, contractor may need to engage in contract with growers to
ensure plant availability.

2. Contractor to notify landscape designer in the event of plant unavailability
immediately.

3. Conditions permitting, the retention of water in planting pits for more than 1
hour shall be corrected by the contractor.

4. All plant material shall match specification per species and comply with ANZSI
Z601 "Standard for Nursery Stock", and shall be inspected by landscape designer.

5. Plant materials may be adjusted in the field as directed by landscape designer at
no extra cost to owner.

6. Contractor shall erect tree protection barriers around existing trees to be saved
on site, creating a tree protection zone, contractor shall be responsible for damage
to existing trees.

7. Contractor shall  provide an allowance of $2,000 for additional material.

8. Top dress all planter areas with 2" of 1/2" redwood or fir bark dressing free of all
dirt, sticks, dust or debris.  Provide a 1 pint sample and source to Landscape
Designer prior to ordering.

9. Erosion control blanket/jute to be applied to all slope areas according to
manufacturers specifications.

10. All trees to be staked with two lodgepole stakes 10' x 2" a batter board and
cinch ties , or with guy wires as necessary.

11. All plants to be planted with 1/3 top soil, 1/3 organic planting mix, 1/3 harvest
supreme organic amendment.

12. All plants to be planted with organic fertilizer inoculated with appropriate
mycorrhizae.

13. No plant substitutions unless approved by designer and City of Carmel.

14. All irrigation lines to be  SCH 40 PVC main lines.

15. All valve wires to be sleeved with ¾”electrical conduit, SCH 40.

16. All direct burial low voltage wires to be sleeved with ¾” electrical
conduit, SCH 40 PVC.

17. All Stepping stones to be set on individual pads of concrete, 2”
thick, trowelled to the exact size of the stepping stones.

IRRIGATION LEGEND
 CONTROLLER
  Weathermatic SL 1600 with Smart link Air Card, Flow Sensor and Master Valve
DRIP VALVE
 1" 7911 Remote Control Valve, Nelson Plastic Valve Box
 1" Brass Ball Valve Matco
 1" # 975xl Wilkins Reduced Pressure w/ Y Strainer
 1 " Main Line, SCH. 40, 18" Deep
 3/4" B - 401 Cchampion Bent NoseGarden Valve

IRRIGATION TIMETABLE

 SPRING    (AS NECESSARY ACCORDING TO WEATHER)
 VALVES 1, 2, 3, 4, 5, 6            T, F          30 MIN

 SUMMER
 VALVES 1, 2, 3, 4, 5          T, F          30 MIN

 FALL
 VALVES 1, 2, 3, 4, 5           T, F          30 MIN

 WINTER   (AS NECESSARY ACCORDING TO WEATHER)
 VALVES 1, 2, 3, 4, 5          T, F          30 MIN

VALVE DETAIL

STATION #      TYPE                        LOCATION

    1          DRIP             Rear Side of House

    2          DRIP             Perennial Beds

    3 DRIP Front Side of House

    4 DRIP Front Side of House

    5 Extra Front Side of House

SYMBOL QTY MANF. MODEL DESCRIPTION ACCESSORIES

                    1    FX Luminaire PX Transformer 300W  (See Transformer Schedule)
     4    FX Luminaire JS-1 LED- 10 Watts- Pathway Lights
     7    FX Luminaire MO RD- 1 LED- 10 Watts- Wall Lights
     2    FX Luminaire LL- 1 LED- 10 Watts- Underwater Lights

TRANSFORMER SCHEDULE

SYMBOL  MODEL   WATTAGE  CAPACITY WATTAGE 
USED PRIMARY AREA ILLUMINATED SWITCH CODE

  T1   PX-Transformer     300w    130w used             Rear Side SW1

TRANSFORMER DETAIL

TRANS    Line         QTY     Fixture
T1  Line 1            4       FX- JS
T1  Line 1     7   FX- MORD
T1  Line 1     2    FX- LL

NOTE:  Transformer shall have photocell and motion control options

Lighting Legend

Lighting Fixtures

FX - JS FX - MORD

MAWA Calculations

ETo - Annual Net Reference evaporation  (inches)
0.6 - ET Ajustment Factor
LA - Landscape Area (sq.ft.)
0.62 - Conversion Factor(to Gallons per square foot)
SLA - Portion of the Landscape Area Identified as Special Land Area (sq.ft.)
0.4 - The Additional ET Ajustment Factor for the SLA (1.0 - 0.6=0.4)
325,851- Gallons-per-Acre-Foot
748 -   Hundred-Cubic-Feet/Year

Eto Monterey- 36 in.
LA- 1,368 sq.ft.
SLA- 0

(ETo x .62) [(.7 x LA) + (.3 x SLA)]    = Gallons/Year

(36 x .62) [(.7 x 1,368) + (.3 x 0)]    = 21,373.63 Gallons/Year

(36 x .62) [(.7 x 1,368) + (.3 x 0)]    = 28.57 Hundred-Cubic-Feet/Year
748 gallons per cubi ft.

(36 x .62) [(.7 x 1,368) + (.3 x 0)]    = .07 Acre-Ft.
325,851gallons per acre ft.

ETWU Calculations

ETo - Annual Net Reference evaporation  (36.in)
PF- Plant Factor
HA- Hydrozone Area (sq.ft.)
0.62 - Conversion Factor(to Gallons per square foot)
SLA - Portion of the Landscape Area Identified as Special Land Area (sq.ft.)
IE- Irrigation Efficiency (.71)

(ETo)(.62)( PF x HA + SLA)    = ETWU
    IE

PF        = .2 (All plants to be watered by drip)
HA      =1,368 sq.ft.
SLA  = 0
IE         = .71

(36 x .62) [(.2 x 1,368) + ( 0)] =    (22.32)(273.6)   = 8,601.10 gallons/year
.71            .71

FX - LL
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