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County of Monterey Planning Commission Meeting Agenda - Final October 29, 2025

The Planning Commission is pleased to announce a six-month Pilot Program for Interpretation
Services, commencing in December 2024. This initiative aims to enhance accessibility and
participation in our meetings.

To utilize interpretation services during the Planning Commission meetings, please access the
meeting via the below link or use the QR Code on our website. Once logged in, select your preferred
language and click on ‘Attend’ to join.

Thank you for your cooperation and we look forward to your participation.

La Comision de Planificacion se complace en anunciar un Programa Piloto de Servicios de
Interpretacion de seis meses de duracion, que comenzara en diciembre de 2024. Esta iniciativa tiene
como objetivo mejorar la accesibilidad y la participacion en nuestras reuniones.

Para utilizar los servicios de interpretacion durante las reuniones de la Comision de Planificacion,
acceda a la reunion a través del siguiente enlace o utilice el codigo QR en nuestro sitio web. Una vez
que haya iniciado sesion, seleccione su idioma preferido y haga clic en "Asistir" para unirse.
Gracias por su colaboracion y esperamos contar con su participacion.

https://attend.wordly.ai/join/THCT-8529

For optimal audio quality, please use a headset with your device. If you require assistance or do not
have a device, reach out to the Clerk of the Planning Commission for support.

Para una calidad de audio éptima, utilice auriculares con su dispositivo. Si necesita ayuda o no tiene
un dispositivo, comuniquese con el secretario(a) de la Comision de Planificacion para obtener ayuda.
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The Recommended Action indicates the staff recommendation at the time the agenda was prepared.
That recommendation does not limit the Planning Commission alternative actions on any matter
before it.

NOTE: All agenda titles related to numbered agenda items are live web links. Click on the title to be
directed to the corresponding staff report and associated documents.

In addition to attending in person, public participation will be available by ZOOM and/or telephonic
means:

You may participate through ZOOM. For ZOOM participation please join by computer audio at:
https://montereycty.zoom.us/j/95316276581

OR to participate by phone call any of these numbers below:
1 669 900 6833 US (San Jose)

1 346 248 7799 US (Houston)

1312 626 6799 US (Chicago)

1929 205 6099 US (New York)

12532158782 US

1301 715 8592 US

+ o+ + + + 4+

Enter this Meeting ID number 953 1627 6581 when prompted.

PLEASE NOTE: IF ALL COMMISSIONERS ARE PRESENT IN PERSON, PUBLIC
PARTICIPATION BY ZOOM IS FOR CONVENIENCE ONLY AND IS NOT REQUIRED BY
LAW. IF THE ZOOM FEED IS LOST FOR ANY REASON, THE MEETING MAY BE PAUSED
WHILE A FIX IS ATTEMPTED BUT THE MEETING MAY CONTINUE AT THE DISCRETION
OF THE CHAIRPERSON.

If you choose not to attend the Planning Commission meeting in person, but desire to make general
public comment, or comment on a specific item on the agenda, you may do so in two ways:

a. Submit your comment via email by 5:00 p.m. on the Tuesday prior to the Planning Commission
meeting. Please submit your comment to the Clerk at pchearingcomments@countyofmonterey.gov .
In an effort to assist the Clerk in identifying the agenda item relating to your public comment please
indicate in the Subject Line, the meeting body (i.e. Planning Commission Agenda) and item number
(i.e. Item No. 10). Your comment will be placed into the record at the meeting.

b. You may participate through ZOOM or telephonically. For ZOOM or telephonic participation
please join by computer audio using the links above.

DOCUMENT DISTRIBUTION: Documents related to agenda items that are distributed to the
Planning Commission less than 72 hours prior to the meeting shall be available for public inspection
at the meeting the day of the Planning Commission meeting and in the Housing and Community
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Development Office located at 1441 Schilling Place, 2nd Floor, Salinas California. Documents
submitted in-person at the meeting, will be distributed to the Planning Commission. All documents
submitted by the public at the meeting the day of the Planning Commission must have no less than
sixteen (16) copies. Comments received after the agenda item will be made part of the record if
received prior to the end of the meeting.

ALTERNATIVE FORMATS: If requested, the agenda shall be made available in appropriate
alternative formats to persons with a disability, as required by Section 202 of the Americans with
Disabilities Act of 1990 (42 USC Sec. 12132) and the federal rules and regulations adopted in
implementation thereof. For information regarding how, to whom and when a person with a disability
who requires a modification or accommodation in order to participate in the public meeting may make
a request for disability-related modification or accommodation including auxiliary aids or services or
if you have any questions about any of the items listed on this agenda, please call the Monterey

County Housing and Community Development at (831) 755-5025.

INTERPRETATION SERVICE POLICY: The Monterey County Planning Commission invites and
encourages the participation of Monterey County residents at its meetings. If you require the
assistance of an interpreter, please contact the Monterey County Housing and Community
Development Department by phone at (831) 755-5025. The Clerk will make every effort to
accommodate requests for interpreter assistance. Requests should be made as soon as possible, and
at a minimum 24 hours in advance of any meeting.

La medida recomendada indica la recomendacion del personal en el momento en que se preparo la
agenda. Dicha recomendacion no limita las acciones alternativas de la Comision de Planificacion
sobre cualquier asunto que se le haya sometido.

Ademads de asistir en persona, la participacion del publico estara disponible por ZOOM y/o medios
telefonicos:

Puede participar a través de ZOOM. Para la participacion de ZOOM, unase por computadora en:
https://montereycty.zoom.us/j/95316276581

O para participar por teléfono, llame a cualquiera de estos niimeros a continuacion:
1 669 900 6833 US (San Jose)

1 346 248 7799 US (Houston)

1312 626 6799 US (Chicago)

1929 205 6099 US (New York)

1253 215 8782 US

1301 715 8592 US

+ o+ + + + 4+

Presione el codigo de acceso de reunion: 953 1627 6581 cuando se le solicite.

TENGA EN CUENTA: SI TODOS LOS COMISIONADOS ESTAN PRESENTES EN PERSONA,
LA PARTICIPACION PUBLICA DE ZOOM ES SOLO POR CONVENIENCIA Y NO ES
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REQUERIDA POR LA LEY. SI LA TRANSMISION DE ZOOM SE PIERDE POR CUALQUIER
MOTIVO, LA REUNION PUEDE PAUSARSE MIENTRAS SE INTENTA UNA SOLUCION,
PERO LA REUNION PUEDE CONTINUAR A DISCRECION DEL PRESIDENTE DE LA
REUNION.

Si decide no asistir a la reunion de la Comision de Planificacion en persona, pero desea hacer
comentarios publicos generales o comentar sobre un tema especifico de la agenda, puede hacerlo de
dos maneras:

a. Envie su comentario por correo electrénico antes de las 5:00 p.m. del martes anterior a la reunion
de la Comision de Planificacion. Por favor, envie su comentario al asistente de la Comision de
Planificacion a: pchearingcomments@countyofmonterey.gov . En un esfuerzo por ayudar al asistente
a identificar el tema de la agenda relacionado con su comentario publico, indique en la Linea de
Asunto, la audiencia de la reunion (ejemplo, la Junta de la Comision de Planificacion) y niumero de
articulo (ejemplo, articulo n.° 10). Su comentario se incluira en el registro de la reunion.

b. Puede participar a través de ZOOM o telefonicamente. Para ZOOM o participacion telefonica,
unase por audio de computadora utilizando los enlaces anteriores.

DISTRIBUCION DE DOCUMENTOS: Los documentos relacionados con los temas de la agenda
que se distribuyan a la Comisiéon de Planificacion menos de 72 horas antes de la reunion estaran
disponibles para inspeccion publica en la reunion el dia de la reunion de la Comision de Planificacion
y en la Oficina de Vivienda y Desarrollo Comunitario ubicada en 1441 Schilling Place, 2nd Floor,
Salinas California. Los documentos presentados en persona en la reunion se distribuiran a la
Comision de Planificacion. Todos los documentos presentados por el publico en la reunion del dia de
la Comision de Planificacion deben tener no menos de dieciséis (16) copias. Las observaciones
recibidas después del tema del programa pasaran a formar parte del acta si se reciben antes de que
finalice la sesion.

FORMATOS ALTERNATIVOS: Si se solicita, la agenda se pondra a disposicion de las personas

con discapacidad en formatos alternativos apropiados, segtin lo exige la Seccion 202 de la Ley de
Estadounidenses con Discapacidades de 1990 (42 USC Sec. 12132) y las reglas y regulaciones

federales adoptadas en implementacion de la misma. Para obtener informacion sobre cémo, a quién y
cuando una persona con una discapacidad que requiere una modificacion o adaptacion para participar
en la reunion publica puede hacer una solicitud de modificacion o adaptacion relacionada con la
discapacidad, incluidas las ayudas o servicios auxiliares, o si tiene alguna pregunta sobre cualquiera

de los temas enumerados en esta agenda, llame al Departamento de Vivienda y Desarrollo
Comunitario del Condado de Monterey al (831) 755-5025.

POLIZA DE SERVICIO DE INTERPRETACION: Los miembros de la Comisién de Planificacion
del Condado de Monterey invita y apoya la participacion de los residentes del Condado de Monterey
en sus reuniones. Si usted requiere la asistencia de un intérprete, por favor comuniquese con el
Departamento de Vivienda y Desarrollo Comunitario localizado en el Centro de Gobierno del
Condado de Monterey, (County of Monterey Government Center), 1441 Schilling Place, segundo

Page 4 of 8



County of Monterey Planning Commission Meeting Agenda - Final October 29, 2025

piso sur, Salinas — o por teléfono al (831) 755-5025. La asistente hara el esfuerzo para acomodar los
pedidos de asistencia de un intérprete. Los pedidos se deberan hacer lo mas pronto posible, y no mas
de lo minimo de 24 horas de anticipo para cualquier reunion.

NOTA: Todos los titulos de la agenda relacionados con los puntos numerados de la agenda son
enlaces web en vivo. Haga clic en el titulo para dirigirse al informe del personal correspondiente y
los documentos asociados.

PUBLIC COMMENT: Members of the public may address comments to the Planning Commission
concerning each agenda item. The timing of public comment shall be at the discretion of the Chair.

COMENTARIO PUBLICO: Los miembros del publico pueden dirigir comentarios a la Comision de
Planificacion sobre cada punto del orden del dia. El momento de los comentarios publicos sera a
discrecion del presidente.
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NOTE: All agenda titles related to numbered items are live web links. Click on the title to be
directed to corresponding Staff Report.

9:00 A.M. - CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

Christine Shaw

Jessica Hartzell

Paul C. Getzelman

Ben Work

Ernesto G. Gonzalez
Ramon Gomez

Francisco Javier Mendoza
Martha Diehl

Amy Roberts

Etna Monsalve

PUBLIC COMMENTS

This is a time set aside for the public to comment on a matter that is not on the agenda.

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

The Commission Clerk will announce agenda corrections, deletions and proposed additions,
which may be acted on by the Planning Commission as provided in Sections 54954.2 of the
California Government Code.

COMMISSIONER COMMENTS, REQUESTS AND REFERRALS

This is a time set aside for the Commissioners to comment, request, or refer a matter that is
on or not on the agenda.

9:00 A.M. — SCHEDULED MATTERS

1. PLN220088 - THE RANCH CLUB, INC.
Public hearing to consider a Final Map Amendment to Tract No. 1333 (San Lucia Preserve Phase B)

to change the designation of Lot 98’s “Homeland Boundary” to “Rancholand” and reconfigure the
“Openlands Boundary” to allow construction of a driveway at an existing redwood grove.

Project Location: 14 Arroyo Sequoia, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines

sections 15304 and 15305, and there are no exceptions pursuant to Section 15300.2.

Attachments: Staff Report
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2. PLN200047-AMD1 - KNOOP MICHAEL & MICHELLE
Public hearing to consider an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction of a
single-family dwelling, a detached accessory structure, guesthouse, and associated site improvements
including ridgeline development and development on slopes in excess of 25 percent. This Amendment
proposes the removal of six Coast live oak trees.
Project Location: The properties are located at 120 Country Club Heights Road, Carmel Valley,
Carmel Valley Master Plan
Proposed CEQA Action: Find the project qualifies for a Class 4 Categorical Exemption pursuant to
CEQA Guidelines section 15304 and that none of the exceptions apply pursuant to section 15300.2.

Attachments: Staff Report
Exhibit A - Draft Resolution
Exhibit B - Vicinity Map
Exhibit C - Forest Management Plan
Exhibit D - Planning Commission Resolution No. 21-014, dated

May 26, 2021

3. PLN220348 - OMNI RESOURCES LLC
Public hearing to consider construction of a 12-pump fueling station, a 3,077 square foot convenience
store, and associated on-site and off-site improvements, including a trash enclosure, fuel price sign,
parking, three underground diesel and gasoline storage tanks, and restriping of turn lanes on Highway
68 and Corral de Tierra Road. The project involves a Variance to reduce the side and rear setbacks to
1 foot 4 inches (east) and 1 foot 11 inches (south), and 2,170 cubic yards of cut and 1,005 cubic
yards of fill.
Project Location: 3 Corral de Tierra Road, Salinas.
Proposed CEQA Action: Find that the project qualifies for a Statutory Exemption pursuant to CEQA
Guidelines section 15183, is consistent with the development density established by the general plan,

and there are no project-specific significant effects which are peculiar to the project or project site.
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Attachments:

REFERRALS

Staff Report
Exhibit A - Discussion

Exhibit B - Draft Resolution

Exhibit C - CEQA Guidelines Consistency Checklist
Exhibit D - Toro LUAC Meeting Minutes

Exhibit E - Draft Construction Management Plan
Exhibit F - Proposed and Planned Roadway Improvements
Exhibit G - Applicant’s Justification Letter

Exhibit H - Historical and Proposed Water Demand
Exhibit I - Traffic Assessment

Exhibit J - Soil Remediation Closure Letter

Exhibit K - 2001 Site Photos

Exhibit L - Public Comment

Exhibit M - Visual Simulations

Exhibit N - Vicinity Map

4. PLANNING COMMISSION REFERRALS

Attachments:

DEPARTMENT REPORT

ADJOURNMENT

Cover Page
Exhibit A - PC Referral Spreadsheet
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County of Monterey Item No.1

Board of Supervisors
Chambers

Board Report 168 W. Alisal St., 1st Floor
Salinas, CA 93901

Legistar File Number: PC 25-085 October 29, 2025

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN220088 - THE RANCH CLUB, INC.
Public hearing to consider a Final Map Amendment to Tract No. 1333 (San Lucia Preserve Phase B)

to change the designation of Lot 98’s “Homeland Boundary” to “Rancholand” and reconfigure the
“Openlands Boundary” to allow construction of a driveway at an existing redwood grove.

Project Location: 14 Arroyo Sequoia, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines

sections 15304 and 15305, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATION:
It is recommended that the County of Monterey Planning Commission continue the hearing to a date

uncertain.

PROJECT INFORMATION:

Owner: The Ranch Club, Inc.
Agent: Maureen Wruck Planning Consultant, LLC

Project Location: 14 Arroyo Sequoia, Carmel
APN: 239-091-023-000
Parcel Size: 6.11 acres
Zoning: Resource Conservation, Design Control, Site Plan Review RC 40/D-S
Plan Area: Greater Monterey Peninsula Area Plan
Flagged and Staked: No
Project Planner: McKenna Bowling, Associate Planner
BowlingMR@countyofmonterey.gov, 831-755-5298
SUMMARY
The subject property is located at 14 Arroyo Sequoia, within the Santa Lucia Preserve. The property

is subject to the policies and regulations of the 2010 Monterey County General Plan, Greater

Monterey Peninsula Area Plan, Santa Lucia Preserve Comprehensive Plan, and the Monterey County
Zoning Ordinance Title 21. The project involves the installation of a driveway to allow community
access to a redwood grove on an adjacent site, where organized events, celebrations, and activities
would be held. Staff met with the applicant on October 17, 2025, and requested that additional
information be provided to clarify the project scope. Accordingly, staff recommends that the Planning
Commission continue this hearing to a date uncertain. Staff will return with a draft resolution reflecting

the clarified project.
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Legistar File Number: PC 25-085

Prepared by: McKenna Bowling, Associate Planner, 831-755-5298
Reviewed by: Fionna Jensen, Principal Planner
Approved by: Melanie Beretti, AICP, Chief of Planning

cc: Front Counter Copy; Planning Commission; Fionna Jensen, Principal Planner, McKenna Bowling,
Project Planner, Melanie Beretti, AICP, Chief of Planning, Maureen Wruck Planning Consultant,
LLC, Agent; The Ranch Club, Inc., Owner; Interested Party; The Open Monterey Project;
LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep Big Sur Wild;
Project File PLN220088.

County of Monterey Page 2 Printed on 10/23/2025

11



County of Monterey Item No.1

Planning Commission Board of Supervisors

Chambers
168 W. Alisal St., 1st Floor
Salinas, CA 93901

October 29, 2025

Agenda Item No.1

Legistar File Number: PC 25-085

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN220088 - THE RANCH CLUB, INC.
Public hearing to consider a Final Map Amendment to Tract No. 1333 (San Lucia Preserve Phase B)

to change the designation of Lot 98’s “Homeland Boundary” to “Rancholand” and reconfigure the
“Openlands Boundary” to allow construction of a driveway at an existing redwood grove.

Project Location: 14 Arroyo Sequoia, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines

sections 15304 and 15305, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATION:
It is recommended that the County of Monterey Planning Commission continue the hearing to a date

uncertain.

PROJECT INFORMATION:

Owner: The Ranch Club, Inc.
Agent: Maureen Wruck Planning Consultant, LLC

Project Location: 14 Arroyo Sequoia, Carmel
APN: 239-091-023-000
Parcel Size: 6.11 acres
Zoning: Resource Conservation, Design Control, Site Plan Review RC 40/D-S
Plan Area: Greater Monterey Peninsula Area Plan
Flagged and Staked: No
Project Planner: McKenna Bowling, Associate Planner
BowlingMR@countyofmonterey.gov, 831-755-5298
SUMMARY
The subject property is located at 14 Arroyo Sequoia, within the Santa Lucia Preserve. The property

is subject to the policies and regulations of the 2010 Monterey County General Plan, Greater

Monterey Peninsula Area Plan, Santa Lucia Preserve Comprehensive Plan, and the Monterey County
Zoning Ordinance Title 21. The project involves the installation of a driveway to allow community
access to a redwood grove on an adjacent site, where organized events, celebrations, and activities
would be held. Staff met with the applicant on October 17, 2025, and requested that additional
information be provided to clarify the project scope. Accordingly, staff recommends that the Planning
Commission continue this hearing to a date uncertain. Staff will return with a draft resolution reflecting

the clarified project.
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Legistar File Number: PC 25-085

Prepared by: McKenna Bowling, Associate Planner, 831-755-5298
Reviewed by: Fionna Jensen, Principal Planner
Approved by: Melanie Beretti, AICP, Chief of Planning

cc: Front Counter Copy; Planning Commission; Fionna Jensen, Principal Planner, McKenna Bowling,
Project Planner, Melanie Beretti, AICP, Chief of Planning, Maureen Wruck Planning Consultant,
LLC, Agent; The Ranch Club, Inc., Owner; Interested Party; The Open Monterey Project;
LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep Big Sur Wild;
Project File PLN220088.
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County of Monterey Item No.2

Board of Supervisors
Chambers

Board Report 168 W. Alisal St., 1st Floor
Salinas, CA 93901

Legistar File Number: PC 25-083 October 29, 2025

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN200047-AMD1 - KNOOP MICHAEL & MICHELLE

Public hearing to consider an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction of a
single-family dwelling, a detached accessory structure, guesthouse, and associated site improvements
including ridgeline development and development on slopes in excess of 25 percent. This Amendment
proposes the removal of six Coast live oak trees.

Project Location: The properties are located at 120 Country Club Heights Road, Carmel Valley,
Carmel Valley Master Plan

Proposed CEQA Action: Find the project qualifies for a Class 4 Categorical Exemption pursuant to
CEQA Guidelines section 15304 and that none of the exceptions apply pursuant to section 15300.2.

RECOMMENDATIONS
It is recommended that the Planning Commission:

1. Find the project qualifies for a Class 4 Categorical Exemption pursuant to CEQA Guidelines
section 15304 and that none of the exceptions apply pursuant to section 15300.2.

2. Approve an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction
of a single-family dwelling, a detached accessory structure, guesthouse, and associated site
improvements, including ridgeline development and development on slopes in excess of 25
percent. This Amendment proposes the removal of six Coast live oak trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A). Staff
recommends approval of the Amendment subject to 7 conditions of approval.

PROJECT INFORMATION
Property Owners: Michael and Michele Knoop

Agent: Tai Tang c/o Studio Schicketanz
APNs: 187-021-042-000
Zoning: Rural Density Residential, 10 acres per unit, with Design Control, Site Plan Review, and
Residential Allocation Zoning overlays [RDR/10-D-S-RAZ] and Permanent Grazing, with a minimum
building site of 40 acres and a Visual Sensitivity Zoning overlay [PG/40-VS]
Existing Parcel Sizes: 121.31 acres
Plan Area: Carmel Valley Master Plan
Project Planner: Kayla Nelson, Associate Planner
nelsonk@countyofmonterey.gov, (831) 796-6408
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SUMMARY

The proposed project includes an Amendment to a previously approved Combined Development
Permit (HCD-Planning File No. PLN200047; Planning Commission Resolution No. 21-014) that
allowed a lot line adjustment between two legal lots of record, construction of a single-family dwelling,
a detached accessory structure, guesthouse, and associated site improvements. Associated site
improvements included widening the dirt access road to 12 feet and installing turnouts as required by
the Monterey County Regional Fire District, as well as a new road base and gate. PLN200047

allowed approximately 1.85 acres of the existing dirt road to be improved by paving and slightly
widening the dirt access road to provide better access to the site and planned residence. The
previously planned permit also authorized ridgeline development and development on slopes in excess
of 25 percent. During review of PLN200047, five trees were recommended for removal due to the
roadway work; however, the project engineers were confident that they could be retained and
protected during construction. Therefore, no tree removal was approved under PLN200047. After
starting initial roadwork improvements, the Applicant/Owner was informed by their contractor and
project arborist that five trees would be impacted by the necessary access improvements. Three of
these five trees were deemed hazardous (hazardous rating of 10) and thus were authorized for removal
without a Use Permit or Tree Removal Permit. The hazardous tree removal was documented in Tree
Removal Permit No. TRM250278. The remaining two trees identified for removal were authorized for
removal with a Tree Removal Permit (TRM250309), pursuant to Title 21 section 21.64.260.D.2,
which allows for the removal of three healthy native trees in a one-year period. After the removal of
these trees and the completion of additional roadway work, six more trees were identified as being
impacted. Given that two healthy trees have already been removed in a one-year period, one more

tree would be allowed, but any additional tree removal after that requires the granting of a Use Permit
pursuant to Title 21 section 21.64.260.D.3. Accordingly, this Amendment proposes the removal of six
Coast live oak trees to accommodate the remaining access road improvements (Country Club Heights
Road), which are needed to provide access to the single-family dwelling (currently under
construction).

DISCUSSION

The project includes an application for the removal of six Coast live oak trees. In accordance with the
applicable policies of the Carmel Valley Master Plan (Policy CV-3.11) and the Monterey County
Zoning Ordinance (Title 21 section 21.64.260.D.3), a Use Permit is required for the removal of more
than three protected trees in a one-year period. Furthermore, a Forest Management Plan is required
for such tree removal pursuant to this section. Pursuant to the Carmel Valley Master Area Plan Policy
CV-3.11, “A permit shall be required for the removal of any healthy, native oak, redwood, or
madrone trees with a trunk diameter breast height (DBH) in excess of six inches, measured two feet
above ground level.” Additionally, landmark oak trees are those trees that are 24 inches or more in
diameter when measured two feet above the ground, or trees that are visually significant, historically
significant, or exemplary of their species. The County requires a 1:1 replacement ratio for the removal
of native trees and a 2:1 replacement ratio for landmark trees.

A Forest Management Plan was prepared by Denise Duffy and Associates (County of Monterey
Library No. LIB250250) and recommended the removal of six Coast live oak trees, three of which

are landmark trees. One of the proposed tree removals is in poor condition and is showing signs of
decay with the presence of fungal conks, while the remaining five trees are in fair condition, but will be
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impacted by the road improvements. The necessary cut and fill of the road to install soil-stabilizing
retaining walls would significantly impact tree root systems, potentially leading to a hazardous
condition. Without the necessary cut for roadway improvements, the road will not meet fire code
standards (Exhibit C).

The project is an Amendment to a previously approved project that did not anticipate any tree
removal for site improvements. The applicant is proposing the removal of six oak trees with a trunk
diameter of 14, 16, 24, 29, 32 and 40 inches (see Attachment 2 of Exhibit A). The purpose of the
tree removal is to accommodate the driveway improvements that were previously approved under
HCD-Planning File No PLN200047. As recommended by Desnise Duffy and Associates, nine trees
are proposed to be replanted on-site following completion of the main residence and roadway work
(Exhibit C).

The Forest Management Plan recommends replacement plantings be 15 five-gallon Coast live oaks
sourced from a local nursery in locations with the greatest openings to minimize competition and
maximize sunlight. The spacing between trees is recommended to be at least eight feet. Watering for
establishment within the first two months shall be at least once per week, then every two weeks during
the late spring, summer, and fall for two years. Furthermore, the replacement trees whose critical root
zone was within the areas impacted by construction will be monitored annually by a qualified arborist
for a period of no less than five years. If any noticeable decline in the health of any trees is observed,
additional trees shall be planted onsite at a 1:1 ratio in a suitable location as determined by a qualified
arborist or forester (Exhibit A). The project has been designed and sited to minimize the removal of
protected trees to the greatest extent feasible. The location of the trees to be removed is adjacent to

an existing dirt road. The project planner requested that the driveway be redesigned to avoid tree
removal. However, given the existing site constraints and necessary road widening to accommodate
fire truck access to the primary residence, the six trees to be removed are the minimum amount
necessary to achieve development standards.

OTHER AGENCY INVOLVEMENT
The following County agencies have reviewed this project, have comments, and/or have

recommended conditions:
HCD-Environmental Services
Environmental Health Bureau

ENVIRONMENTAL REVIEW
The project is categorically exempt from environmental review pursuant to CEQA Guidelines section

15304, which allows minor public or private alterations in the condition of land. The project consists of
the removal of six Coast live oak trees to accommodate private road access to a single-family dwelling
on a legal lot of record. Therefore, the project has been found to meet this exemption. None of the
exceptions under CEQA Guidelines section 15300.2 apply to this project. The project does not

involve a designated historical resource. The project is also not located near a hazardous waste site or
within view of a scenic highway corridor. The project, as proposed, does not cause any unusual
circumstances that would result in a significant effect or would result in a cumulative significant impact.
The project site is located within an area of moderate archaeological sensitivity. Subject to CEQA
Guidelines section 15300.2(c), a field reconnaissance survey (County of Monterey Library No.
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LIB210067) was required to be performed for the proposed project. The result of that survey was
negative. Therefore, a standard condition of approval was incorporated into the previously approved
project to ensure construction work is halted if archaeological resources are accidentally uncovered.
Although tree removal is proposed, the subject trees are not within a scenic highway and will not
damage a scenic corridor. Thus, there is no feature or condition of the project that distinguishes the
project from the exempt class (Exhibit A).

Prepared by: Kayla Nelson, Associate Planner, ext. 6408
Reviewed by: Fionna Jensen, Principal Planner
Approved by: Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with HCD:
Exhibit A - Draft Resolution, including;
e Recommended Conditions of Approval
e Site Plan
Exhibit B - Vicinity Map
Exhibit C - Forest Management Plan
Exhibit D - Planning Commission Resolution No. 21-014, dated May 26, 2021

cc: Front Counter Copy; Planning Commission; Monterey County Regional Fire Protection District;
Environmental Health Bureau; HCD-Development; HCD-Environmental Services; Fionna Jensen,
Principal Planner; Kayla Nelson, Project Planner; Tai Tang c/o Studio Schicketanz, Agent; Michael
and Michelle Knoop, Owner; The Open Monterey Project (Molly Erickson); LandWatch (Executive
Director); Lozeau Drury LLP; Christina McGinnis, Keep Big Sur Wild; Planning File
PLN200047-AMDI1.
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Chambers
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October 29, 2025

Agenda Item No.2

Legistar File Number: PC 25-083

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN200047-AMD1 - KNOOP MICHAEL & MICHELLE

Public hearing to consider an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction of a
single-family dwelling, a detached accessory structure, guesthouse, and associated site improvements
including ridgeline development and development on slopes in excess of 25 percent. This Amendment
proposes the removal of six Coast live oak trees.

Project Location: The properties are located at 120 Country Club Heights Road, Carmel Valley,
Carmel Valley Master Plan

Proposed CEQA Action: Find the project qualifies for a Class 4 Categorical Exemption pursuant to
CEQA Guidelines section 15304 and that none of the exceptions apply pursuant to section 15300.2.

RECOMMENDATIONS
It is recommended that the Planning Commission:

1. Find the project qualifies for a Class 4 Categorical Exemption pursuant to CEQA Guidelines
section 15304 and that none of the exceptions apply pursuant to section 15300.2.

2. Approve an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction
of a single-family dwelling, a detached accessory structure, guesthouse, and associated site
improvements, including ridgeline development and development on slopes in excess of 25
percent. This Amendment proposes the removal of six Coast live oak trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A). Staff
recommends approval of the Amendment subject to 7 conditions of approval.

PROJECT INFORMATION
Property Owners: Michael and Michele Knoop

Agent: Tai Tang c/o Studio Schicketanz
APNs: 187-021-042-000
Zoning: Rural Density Residential, 10 acres per unit, with Design Control, Site Plan Review, and
Residential Allocation Zoning overlays [RDR/10-D-S-RAZ] and Permanent Grazing, with a minimum
building site of 40 acres and a Visual Sensitivity Zoning overlay [PG/40-VS]
Existing Parcel Sizes: 121.31 acres
Plan Area: Carmel Valley Master Plan
Project Planner: Kayla Nelson, Associate Planner
nelsonk@countyofmonterey.gov, (831) 796-6408
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SUMMARY

The proposed project includes an Amendment to a previously approved Combined Development
Permit (HCD-Planning File No. PLN200047; Planning Commission Resolution No. 21-014) that
allowed a lot line adjustment between two legal lots of record, construction of a single-family dwelling,
a detached accessory structure, guesthouse, and associated site improvements. Associated site
improvements included widening the dirt access road to 12 feet and installing turnouts as required by
the Monterey County Regional Fire District, as well as a new road base and gate. PLN200047

allowed approximately 1.85 acres of the existing dirt road to be improved by paving and slightly
widening the dirt access road to provide better access to the site and planned residence. The
previously planned permit also authorized ridgeline development and development on slopes in excess
of 25 percent. During review of PLN200047, five trees were recommended for removal due to the
roadway work; however, the project engineers were confident that they could be retained and
protected during construction. Therefore, no tree removal was approved under PLN200047. After
starting initial roadwork improvements, the Applicant/Owner was informed by their contractor and
project arborist that five trees would be impacted by the necessary access improvements. Three of
these five trees were deemed hazardous (hazardous rating of 10) and thus were authorized for removal
without a Use Permit or Tree Removal Permit. The hazardous tree removal was documented in Tree
Removal Permit No. TRM250278. The remaining two trees identified for removal were authorized for
removal with a Tree Removal Permit (TRM250309), pursuant to Title 21 section 21.64.260.D.2,
which allows for the removal of three healthy native trees in a one-year period. After the removal of
these trees and the completion of additional roadway work, six more trees were identified as being
impacted. Given that two healthy trees have already been removed in a one-year period, one more

tree would be allowed, but any additional tree removal after that requires the granting of a Use Permit
pursuant to Title 21 section 21.64.260.D.3. Accordingly, this Amendment proposes the removal of six
Coast live oak trees to accommodate the remaining access road improvements (Country Club Heights
Road), which are needed to provide access to the single-family dwelling (currently under
construction).

DISCUSSION

The project includes an application for the removal of six Coast live oak trees. In accordance with the
applicable policies of the Carmel Valley Master Plan (Policy CV-3.11) and the Monterey County
Zoning Ordinance (Title 21 section 21.64.260.D.3), a Use Permit is required for the removal of more
than three protected trees in a one-year period. Furthermore, a Forest Management Plan is required
for such tree removal pursuant to this section. Pursuant to the Carmel Valley Master Area Plan Policy
CV-3.11, “A permit shall be required for the removal of any healthy, native oak, redwood, or
madrone trees with a trunk diameter breast height (DBH) in excess of six inches, measured two feet
above ground level.” Additionally, landmark oak trees are those trees that are 24 inches or more in
diameter when measured two feet above the ground, or trees that are visually significant, historically
significant, or exemplary of their species. The County requires a 1:1 replacement ratio for the removal
of native trees and a 2:1 replacement ratio for landmark trees.

A Forest Management Plan was prepared by Denise Duffy and Associates (County of Monterey
Library No. LIB250250) and recommended the removal of six Coast live oak trees, three of which

are landmark trees. One of the proposed tree removals is in poor condition and is showing signs of
decay with the presence of fungal conks, while the remaining five trees are in fair condition, but will be
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impacted by the road improvements. The necessary cut and fill of the road to install soil-stabilizing
retaining walls would significantly impact tree root systems, potentially leading to a hazardous
condition. Without the necessary cut for roadway improvements, the road will not meet fire code
standards (Exhibit C).

The project is an Amendment to a previously approved project that did not anticipate any tree
removal for site improvements. The applicant is proposing the removal of six oak trees with a trunk
diameter of 14, 16, 24, 29, 32 and 40 inches (see Attachment 2 of Exhibit A). The purpose of the
tree removal is to accommodate the driveway improvements that were previously approved under
HCD-Planning File No PLN200047. As recommended by Desnise Duffy and Associates, nine trees
are proposed to be replanted on-site following completion of the main residence and roadway work
(Exhibit C).

The Forest Management Plan recommends replacement plantings be 15 five-gallon Coast live oaks
sourced from a local nursery in locations with the greatest openings to minimize competition and
maximize sunlight. The spacing between trees is recommended to be at least eight feet. Watering for
establishment within the first two months shall be at least once per week, then every two weeks during
the late spring, summer, and fall for two years. Furthermore, the replacement trees whose critical root
zone was within the areas impacted by construction will be monitored annually by a qualified arborist
for a period of no less than five years. If any noticeable decline in the health of any trees is observed,
additional trees shall be planted onsite at a 1:1 ratio in a suitable location as determined by a qualified
arborist or forester (Exhibit A). The project has been designed and sited to minimize the removal of
protected trees to the greatest extent feasible. The location of the trees to be removed is adjacent to

an existing dirt road. The project planner requested that the driveway be redesigned to avoid tree
removal. However, given the existing site constraints and necessary road widening to accommodate
fire truck access to the primary residence, the six trees to be removed are the minimum amount
necessary to achieve development standards.

OTHER AGENCY INVOLVEMENT
The following County agencies have reviewed this project, have comments, and/or have

recommended conditions:
HCD-Environmental Services
Environmental Health Bureau

ENVIRONMENTAL REVIEW
The project is categorically exempt from environmental review pursuant to CEQA Guidelines section

15304, which allows minor public or private alterations in the condition of land. The project consists of
the removal of six Coast live oak trees to accommodate private road access to a single-family dwelling
on a legal lot of record. Therefore, the project has been found to meet this exemption. None of the
exceptions under CEQA Guidelines section 15300.2 apply to this project. The project does not

involve a designated historical resource. The project is also not located near a hazardous waste site or
within view of a scenic highway corridor. The project, as proposed, does not cause any unusual
circumstances that would result in a significant effect or would result in a cumulative significant impact.
The project site is located within an area of moderate archaeological sensitivity. Subject to CEQA
Guidelines section 15300.2(c), a field reconnaissance survey (County of Monterey Library No.
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LIB210067) was required to be performed for the proposed project. The result of that survey was
negative. Therefore, a standard condition of approval was incorporated into the previously approved
project to ensure construction work is halted if archaeological resources are accidentally uncovered.
Although tree removal is proposed, the subject trees are not within a scenic highway and will not
damage a scenic corridor. Thus, there is no feature or condition of the project that distinguishes the
project from the exempt class (Exhibit A).

Prepared by: Kayla Nelson, Associate Planner, ext. 6408
Reviewed by: Fionna Jensen, Principal Planner
Approved by: Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with HCD:
Exhibit A - Draft Resolution, including;
e Recommended Conditions of Approval
e Site Plan
Exhibit B - Vicinity Map
Exhibit C - Forest Management Plan
Exhibit D - Planning Commission Resolution No. 21-014, dated May 26, 2021

cc: Front Counter Copy; Planning Commission; Monterey County Regional Fire Protection District;
Environmental Health Bureau; HCD-Development; HCD-Environmental Services; Fionna Jensen,
Principal Planner; Kayla Nelson, Project Planner; Tai Tang c/o Studio Schicketanz, Agent; Michael
and Michelle Knoop, Owner; The Open Monterey Project (Molly Erickson); LandWatch (Executive
Director); Lozeau Drury LLP; Christina McGinnis, Keep Big Sur Wild; Planning File
PLN200047-AMDI1.
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DRAFT RESOLUTION

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

In the matter of the application of:
KNOOP MICHAEL & MICHELLE (PLN200047-AMD1)

RESOLUTION NO. 25 -
Resolution by the County of Monterey Planning

Commission:

1) Finding the project qualifies for a Class 4 Categorical
Exemption pursuant to CEQA Guidelines section
15304 and that none of the exceptions apply pursuant
to section 15300.2; and

2) Approving an Amendment to a previously approved
Combined Development Permit (PLN200047) that
allowed a lot line adjustment between two legal lots of
record, construction of a single-family dwelling, a
detached accessory structure, guesthouse, and
associated site improvements, including ridgeline
development and development on slopes in excess of
25 percent. This Amendment proposes the removal of
six Coast live oak trees.

PLN200047-AMD1, Michael and Michelle Knoop, 120

Country Club Heights Road, Carmel Valley, Carmel Valley

Master Plan, (Assessor’s Parcel Number 187-021-042-

000).

The KNOOP MICHAEL & MICHELLE application (PLN200047-AMD1) came on for
public hearing before the County of Monterey Planning Commission on October 29, 2025.
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:

l. FINDING:

EVIDENCE: a)

b)

KNOOP (PLN200047-AMD1)

FINDINGS AND EVIDENCE

PROCESS REQUIREMENTS — The County has received and
processed an amendment (PLN200047-AMD1) to a previously
approved Combined Development Permit (HCD-Planning File No.
PLN200047; Planning Commission Resolution No. 21-014) in
compliance with all applicable procedural requirements.
On July 3, 2025, an application for an Amendment (PLN200047-
AMD1) was submitted to HCD-Planning to modify a portion of the
project approved under Combined Development Permit HCD-Planning
File No. PLN200047.
On May 26, 2021, the Monterey County Planning Commission
approved a Combined Development Permit (PLN200047, Planning
Commission Resolution No. 21-014) consisting of:

1) Lot line adjustment between two legal lots of record consisting

of Lot 1 containing 185.06 acres (APN: 187-021-040-

Page 1

24



d)

2. FINDING:

EVIDENCE: a)

b)

KNOOP (PLN200047-AMD1)

000) and Lot 2 containing 77.6 acres (APN: 187-021-041-
000), resulting in Adjusted Lot 1 (141.35 acres) and Adjusted
Lot 2 (121.31 acres);

2) Use permit to allow ridgeline development;

3) Administrative permit and design Approval to allow the
construction of an approximately 4,000 square foot single
family dwelling and 1,490 square foot detached accessory
structure consisting of a garage and guesthouse, associated
grading consists of 9,520 cubic yards of cut and 3,020 cubic
yards of fill, with 5,330 cubic yards of cut to be balanced on
site and 1,170 cubic yards to cut to be exported; and

4) Use permit for development on slopes 25 percent or greater;
and

5) Adopting a condition compliance and mitigation monitoring
and reporting plan.

Conditions of Approval. No Conditions of Approval from
PLN200047 are being carried forward to this Amendment
(PLN200047-AMD1). Due to the minor project scope of this project,
all previously approved 28 conditions of approval shall remain as is
and be cleared under PLN200047. Conditions applied to this
Amendment shall be cleared unit this permit.

The findings and evidence from PLN200047 (Planning Resolution
No. 21-014) are incorporated by reference. The proposed Amendment
(PLN200047-AMD1) will not become the operating entitlement for
the subject property.

The application, plans, and supporting materials submitted by the
project applicant to the County of Monterey HCD-Planning for the
proposed amendment can be found in Project File Nos. PLN200047
and PLN200047-AMDI.

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:

- 2010 Monterey County General Plan (General Plan);

- Carmel Valley Master Plan (CVMP); and

- Monterey County Zoning Ordinance (Title 21)
No conflicts were found to exist. Communications received during
review of the project have been considered.
The property is located at 120 Country Club Heights Road, Carmel
Valley (Assessor’s Parcel Number 187-021-042-000), Carmel Valley
Master Plan. The parcel is zoned Rural Density Residential, 10 acres per
unit, with Design Control, Site Plan Review and Residential Allocation
Zoning overlays [RDR/10-D-S-RAZ]. The first single-family dwelling
is an allowed use in the RDR zone, respectively. Therefore, as proposed,
the project involves a permitted use for this site.
Lot Legality. The subject parcel (121.31 acres) is identified as a legal lot
of record as described in Certificate of Compliance Document No.
2022017867. Therefore, the County recognizes the subject properties as
two separate legal lots of record.
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d)

2

h)

3. FINDING:

KNOOP (PLN200047-AMD1)

The proposed Amendment includes the removal of six protected Coast
live oak trees to accommodate approved improvements to an existing
private dirt driveway (Country Club Heights Road), providing access to
the single-family dwelling approved under PLN200047. These
improvements are currently underway through issuance of a grading
permit (21CP03747), which includes widening the road to 12 feet as
necessary and installing turnouts as required by the Monterey County
Regional Fire District, and new road base and gate. A total of 1.85 acres
of the existing dirt road will be improved. During review of the
previously approved permit, PLN200047, five trees were recommended
for removal due to the roadway work; however, the project engineers
were confident that they could be retained and protected during
construction. Therefore, no tree removal was approved under
PLN200047. After starting initial roadwork improvements, the
Applicant/Owner was informed by their contractor and project arborist
that five trees would be impacted by the necessary access
improvements. Three of these five trees were deemed hazardous and
thus authorized for removal without a Use Permit or Tree Removal
Permit. The hazardous tree removal was documented in Tree Removal
Permit No. TRM250278. The remaining three trees identified for
removal were authorized for removal with a Tree Removal Permit
(TRM250309), pursuant to Title 21 section 21.64.260.D.2, which allows
for the removal of three healthy native trees in a one year period. After
the removal of these trees and the completion of additional roadway
work, six more trees were identified as being impacted. Given that three
healthy trees have already been removed in a one-year period, additional
tree removal requires the granting of a Use Permit pursuant to Title 21
section 21.64.260.D.3. Accordingly, this Amendment proposes to
modify PLN200047 by including a Use Permit to allow the removal of
six Coast live oak trees.

Tree Removal. The proposed project includes the removal of six Coast
live oak trees. Pursuant to Title 21 section 21.64.260.D.3, the removal
of native trees requires a discretionary permit. Therefore, the removal of
six oak trees is subject to the granting of a Use Permit. The project
meets the required findings to allow the removal of trees as
demonstrated in Finding No. 5 and supporting evidence.

Carmel Valley Land Use Advisory Committee (LUAC) Review.

The project was not referred to the Carmel Valley LUAC as it does not
meet the criteria for referral outlined in Board of Supervisors Resolution
No. 15-103.

Staff conducted a site inspection on October 17, 2025, to verify that the
proposed project would be consistent with the plans and confirm the site
is suitable for the proposed project.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development found in Project File Nos. PLN200047 and
PLN200047-AMD1.

SITE SUITABILITY - The site is physically suitable for the use
proposed.
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EVIDENCE: a)

b)

d)

4. FINDINGS:

EVIDENCE: a)

b)

d)

5. FINDING:

EVIDENCE: a)

KNOOP (PLN200047-AMD1)

The project has been reviewed for site suitability by the following
departments and agencies: HCD-Planning, HCD-Environmental
Services, and the Environmental Health Bureau. County staff reviewed
the application materials and plans, as well as the County’s GIS
database, to verify that the project conforms to the applicable plans, and
that the subject property is suitable for the proposed development.
There has been no indication from these departments/agencies that the
site is not suitable for the proposed development. Recommended
conditions have been incorporated.

The following technical reports have been prepared:

- Arborist Report and Tree Assessment (County of Monterey
Library No. LIB250250) prepared by Denise Duffy and
Associates, Monterey, California, September 1, 2025.

County staff has independently reviewed this report and concurs with
their conclusions.

Staff’s review of the submitted plans and technical report indicates that
the property would be suitable for the use proposed.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development are found in Project File Nos. PLN200047 and
PLN200047-AMD1.

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 HCD-Planning, HCD-Environmental
Services, and the Environmental Health Bureau. Conditions have been
recommended, 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.

The project site is served by a septic system and leach field to service
the single-family dwelling and detached guesthouse. An existing well
supplies the single-family dwelling and detached guesthouse with
potable water.

Staff review of the submitted plans and site visit conducted on October
17, 2025, to verify that the project, as proposed and conditioned, would
not be detrimental to public health and safety.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County HCD - Planning for the
proposed development are found in Project File Nos. PLN200047 and
PLN200047-AMD1.

TREE REMOVAL — The tree removal is the minimum required under
the circumstances and the removal will not involve a risk of adverse
environmental impacts.

The project includes an application for the removal of six Coast

live oak trees. In accordance with the applicable policies of the
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b)

d)

KNOOP (PLN200047-AMD1)

Carmel Valley Master Plan (Policy CV-3.11) and the Monterey
County Zoning Ordinance (Title 21 section 21.64.260.D.3), a Use
Permit is required for the removal of more than three protected
trees in a one-year period. Furthermore, a Forest Management
Plan is required for such tree removal pursuant to this section.
Pursuant to the Carmel Valley Master Area Plan Policy CV-3.11,
“A permit shall be required for the removal of any healthy, native
oak, redwood, or madrone trees with a trunk diameter breast
height (DBH) in excess of six inches, measured two feet above
ground level.” Additionally, landmark oak trees are those trees
that are 24 inches or more in diameter when measured two feet
above the ground, or trees that are visually significant, historically
significant, or exemplary of their species. The County requires a
1:1 replacement ratio for the removal of native trees, unless
otherwise specified by a qualified arborist.

A Forest Management Plan was prepared by Denise Duffy and
Associates (County of Monterey Library No. LIB250250) and
recommended the removal of six Coast live oak trees, which
includes three landmark trees. One of the proposed trees is in poor
condition and is showing signs of decay with the presence of
fungal conks, while the remaining five trees are in fair condition,
but will be impacted by the road improvements. The necessary cut
and fill of the road to install soil-stabilizing retaining walls would
significantly impact tree root systems, potentially leading to a
hazardous condition. Without the necessary cut for roadway
improvements, the road will not meet fire code standards.

The project is an Amendment to a previously approved project that
did not anticipate any tree removal for site improvements. This
Amendment allows the removal of six Oak trees with a trunk
diameter of 14, 16, 24, 29, and 40 inches. The purpose of the tree
removal is to accommodate the driveway improvements that were
previously approved under HCD-Planning File No PLN200047.
As recommended by the project arborist, nine trees are required to
be replanted on-site following construction (Condition No. 6).
This complies with the replacement ratio of Title 21 section
21.64.260.D.4. The proposed tree replacement is separate from the
tree replacement requirements of TRM250309 and TRM250278,
see Finding No. 1, Evidence “c”.

The project planner and Applicant/Owner discussed alternatives
that may reduce or avoid additional tree removal. The applicant
informed the project planner that a redesign would not be possible
given the steep topography of the project site. The planner then
met with the arborist onsite to examine the trees proposed for
removal and to verify site constraints. The planner's observation of
the driveway confirmed how narrow the existing access road is
and that a redesign in this case is not feasible. The first tree
examined was the 40-inch landmark Oak, as this tree was of
greatest concern. The tree was found to be impacted by extensive
tree trimming over the years to provide fire clearance to the
overhead PG&E powerline, and its root system would be
compromised by further grading activities. The remaining five
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)

6. FINDING:

EVIDENCE: a)

b)

c)

KNOOP (PLN200047-AMD1)

oaks are right on the edge of the road and would also not survive
the road cuts needed for the construction of the previously
approved retaining walls (widening and resurfacing).

The Forest Management Plan recommends replacement plantings
be 15 five-gallon Coast live oaks sourced from a local nursery in
locations with the greatest openings to minimize competition and
maximize sunlight. The spacing between trees is recommended to
be at least eight feet. Watering for establishment within the first
two months shall be at least once per week, then every two weeks
during the late spring, summer, and fall for two years.
Furthermore, the replacement trees whose critical root zone was
within the areas impacted by construction will be monitored
annually by a qualified arborist for a period of no less than five
years. If any noticeable decline in the health of any trees is
observed, additional trees shall be planted onsite at a 1:1 ratio in a
suitable location as determined by a qualified arborist or forester.
Measures for tree protection during construction have been
incorporated as conditions of approval and include tree root
protection (Condition No. 5) and a raptor and migratory bird nest
survey if tree removal were to take place during February 1
through September 15 (Condition No. 7).

The project has been designed and sited to minimize the removal
of protected trees to the greatest extent feasible. The location of
the trees to be removed is adjacent to an existing dirt road.
However, given the existing site constraints and necessary road
widening to accommodate fire truck access to the primary
residence, the six trees to be removed are the minimum amount
necessary to achieve development standards.

Staff conducted a site inspection on October 17, 2025, 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 Monterey County HCD-Planning for the
proposed development are found in Project File Nos. PLN200047
and PLN200047-AMDI.

NO VIOLATIONS - The subject properties are in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the properties.

County staff review of Monterey County HCD-Planning and HCD-
Building Services records, showing no violations existing on the subject
properties.

Staff site inspection on October 17, 2025, confirming no violations exist
on the subject properties.

The application, plans and supporting materials submitted by the project
applicant to Monterey County HCD-Planning for the proposed
development are found in Project File Nos. PLN200047 and
PLN200047-AMD1.
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7. FINDING:

EVIDENCE: a)

b)

8. FINDING:

EVIDENCE: a)

KNOOP (PLN200047-AMD1)

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

The project is categorically exempt from environmental review pursuant
to CEQA Guidelines section 15304, which allows minor public or
private alterations in the condition of land. The project consists of the
removal of six Coast live oak trees to accommodate private road access
to a single-family dwelling on a legal lot of record. Therefore, the
project has been found to meet this exemption.

None of the exceptions under CEQA Guidelines section 15300.2 apply
to this project. The project does not involve a designated historical
resource. The project is also not located near a hazardous waste site or
within view of a scenic highway corridor. The project, as proposed,
does not cause any unusual circumstances that would result in a
significant effect or would result in a cumulative significant impact. The
project site is located within an area of moderate archaeological
sensitivity. Subject to CEQA Guidelines section 15300.2(¢c), a field
reconnaissance survey (LIB210067) was required to be performed for
the proposed project. The result of that survey was negative. Therefore,
a standard condition of approval (Condition No. 3) was incorporated
into the previously approved project to ensure construction work is
halted if archaeological resources are accidentally uncovered. Although
tree removal is proposed, the subject trees are not within a scenic
highway and will not damage a scenic corridor. Thus, there is no
feature or condition of the project that distinguishes the project from the
exempt class.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development are found in Project File Nos. PLN200047 and
PLN200047-AMDI.

APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.

Board of Supervisors. Section 21.80.040 of the Monterey County
Zoning Ordinance (Title 21) allow an appeal to 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.
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DECISION

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

1. Find the project qualifies for a Class 4 Categorical Exemption pursuant to CEQA
Guidelines section 15304 and that none of the exceptions apply pursuant to section
15300.2; and

2. Approve an Amendment to a previously approved Combined Development Permit
(PLN200047) that allowed a lot line adjustment between two legal lots of record,
construction of a single-family dwelling, a detached accessory structure, guesthouse, and
associated site improvements, including ridgeline development and development on
slopes in excess of 25 percent. This Amendment proposes the removal of six Coast live
oak trees.

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

PASSED AND ADOPTED this 29™ day of October 2025, upon motion of
seconded by , by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Melanie Beretti, AICP, Planning Commission Secretary

COPY OF THIS DECISION MAILED TO THE APPLICANT ON

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.

NOTES

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

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

KNOOP (PLN200047-AMD1) Page 8
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Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from Monterey County HCD-Planning and HCD-Building Services
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.

KNOOP (PLN200047-AMD1) Page 9
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County of Monterey HCD Planning

DRAFT Conditions of Approval/lmplementation Plan/Mitigation
Monitoring and Reporting Plan

PLN200047-AMD1

1. PD001 - SPECIFIC USES ONLY

Responsible Department: Planning

construction of a single-family dwelling, a detached accessory structure,

Condition/Mitigation Thijs  Amendment to a previously approved Combined Development Permit
Monitoring Measure: (PLN200047-AMD1) that allowed a lot line adjustment between two legal lots of record,
guesthouse,

and associated site improvements including ridgeline development and development
on slopes in excess of 25 percent. This Amendment proposes the removal of six Coast
live oak trees. The property is located at 120 Country Club Heights Road, Carmel Valley
(Assessor's Parcel Number 187-021-042-000), Carmel Valley Master Plan. This permit
was approved in accordance with County ordinances and land use regulations subject
to the terms and conditions described in the project file. Neither the uses nor the

construction allowed by this permit shall commence unless and until

all of the

conditions of this permit are met to the satisfaction of the Director of HCD - Planning.
Any use or construction not in substantial conformance with the terms and conditions
of this permit is a violation of County regulations and may result in modification or
revocation of this permit and subsequent legal action. No use or construction other
than that specified by this permit is allowed unless additional permits are approved by
the appropriate authorities. To the extent that the County has delegated any condition
compliance or mitigation monitoring to the Monterey County Water Resources Agency,
the Water Resources Agency shall provide all information requested by the County and
the County shall bear ultimate responsibility to ensure that conditions and mitigation

measures are properly fulfilled. (HCD - Planning)

Compliance or  Theg Qwner/Applicant shall adhere to conditions and uses specified in the permit on an

Monitoring
Action to be
Performed:

on-going basis unless otherwise stated.

1200047-AMD1
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2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Action to be

Monitoring

Performed:

Planning

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

"An Amendment to a previously approved Combined Development Permit
(PLN200047) (Resolution Number ) was approved by the Planning
Commission for Assessor's Parcel Number 187-021-042-000 on October 29, 2025.
The permit was granted subject to 7 conditions of approval which run with the land. A
copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning
prior to issuance of grading and building permits, Certificates of Compliance, or
commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Prior to the issuance of grading and building permits, certificates of compliance, or
commencement of use, whichever occurs first and as applicable, the Owner/Applicant
shall provide proof of recordation of this notice to the HCD - Planning.

3. CCO01 INDEMNIFICATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Monitoring

Action to be

Performed:

County Counsel-Risk Management

Owner/Applicant 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 harmless the County of Monterey and/or its
agents, officers, and/or employees from any claim, action, or proceeding against the
County and/or its agents, officers, and/or or employees to attack, set aside, void, or
annul this approval and/or related subsequent approvals, including, but not limited to,
design approvals, which action is brought within the time provided for under law.
Owner/Applicant shall reimburse the County for any court costs and attorney's fees
that the County may be required by a court to pay as a result of such action.

The County shall notify Owner/Applicant of any such claim, action, and/or proceeding
as expeditiously as possible. The County may, at its sole discretion, participate in the
defense of such action. However, such participation shall not relieve Owner/Applicant
of his/her/its obligations under this condition. Regardless, the County shall cooperate
fully in defense of the claim, action, and/or proceeding.

(County Counsel-Risk Management)

This Indemnification Obligation binds Owner/Applicant from the date of approval of this
discretionary development permit forward. Regardless, on written demand of the
County Counsel's Office, Owner/Applicant shall also execute and cause to be
notarized an agreement to this effect. The County Counsel's Office shall send
Owner/Applicant an indemnification agreement. Owner/Applicant shall submit such
signed and notarized Indemnification Agreement to the Office of the County Counsel for
County’s review and signature. Owner/Applicant shall then record such indemnification
agreement with the County of Monterey Recorder’s Office. Owner/Applicant shall be
responsible for all costs required to comply with this paragraph including, but not limited
to, notary costs and Recorder fees.

1200047-AMD1
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4. PD006(A) - CONDITION COMPLIANCE FEE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Action to be

Monitoring

Performed:

Planning

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee
schedule adopted by the Board of Supervisors, for the staff time required to satisfy
conditions of approval. The fee in effect at the time of payment shall be paid prior to
clearing any conditions of approval.

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition
Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

5. PD011 - TREE AND ROOT PROTECTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Monitoring

Action to be

Performed:

Planning

Trees which are located close to construction site(s) shall be protected from
inadvertent 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 HCD - 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
permits. (HCD - Planning)

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit
evidence of tree protection to HCD - Planning for review and approval.

During construction, the Owner/Applicant/Arborist shall submit on-going 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 HCD-Planning after construction to document that tree protection has been
successful or if follow-up remediation or additional permits are required.

1200047-AMD1
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6. PD048 - TREE REPLACEMENT/RELOCATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Action to be

Monitoring

Performed:

Planning

Within 60 days of permit approval, the applicant shall replace and or relocate each tree
approved for removal as follows:

- Replacement ratio: 1:1 replacement ratio and 2:1 replacement ratio for Coast live oak
trees greater than 24" in diameter breast height.

- Replacement ratio recommended by arborist: 9 Coast live oak trees

- Other: The Forest Management Plan recommends replacement plantings be 15
five-gallon Coast live oaks sourced from a local nursery in locations with the greatest
openings to minimize competition and maximize sunlight. The spacing between trees
is recommended to be at least eight feet. Watering for establishment within the first two
months shall be at least once per week, then every two weeks during the late spring,
summer, and fall for two years. Furthermore, the replacement trees whose critical root
zone was within the areas impacted by construction will be monitored annually by a
qualified arborist for a period of no less than five years. If any noticeable decline in the
health of any trees is observed, additional trees shall be planted onsite at a 1:1 ratio in a
suitable location as determined by a qualified arborist or forester.
Replacement tree(s) shall be located within the same general location as the tree being
removed. (HCD - Planning)

The Owner/Applicant shall submit evidence of tree replacement to HCD -Planning
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 planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall
submit evidence demonstrating that the replacement tree(s) are in a healthy, growing
condition.

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.

7. PD050 - RAPTOR/MIGRATORY BIRD NESTING

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Monitoring

Action to be

Performed:

Planning

Any tree removal activity that occurs during the typical bird nesting season (February
22-August 1), the County of Monterey shall require that the project applicant retain a
County qualified biologist to perform a nest survey in order to determine if any active
raptor or migratory bird nests occur within the project site or within 300 feet of
proposed tree removal activity. During the typical nesting season, the survey shall be
conducted no more than 30 days prior to ground disturbance or tree removal. If nesting
birds are found on the project site, an appropriate buffer plan shall be established by
the project biologist. (HCD - Planning)

No more than 30 days prior to ground disturbance or tree removal, the
Owner/Applicant/Tree  Removal Contractor shall submit to HCD -Planning a nest
survey prepare by a County qualified biologist to determine if any active raptor or
migratory bird nests occur within the project site or immediate vicinity.
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

1. SUMMARY

Denise Duffy & Associates, Inc. (DD&A) is contracted by the landowners (Mike and Michelle Knoop) and
Studio Schicketanz, to provide arboricultural consulting services for the Jack Rabbit Ranch (Knoop)
Property Project — Driveway Phase (project or proposed project), located at 120 Country Club Heights in
the Carmel Valley area of unincorporated Monterey County (County), California. The project is located on
County Assessor Parcel Numbers (APN) 187-021-042-000, 187-021-028-000, and 187-021-013-000.

Tree removal within the project site is subject to the jurisdiction of Monterey County Code of Ordinances
(County Code) and the Carmel Valley Master Plan (CVMP). To determine potential project impacts to
trees, DD&A conducted a tree assessment within the project site on February 22, 2023, May 16, 2025, and
most recently on June 26, 2025 (Attachment A). This Forest Management Plan (FMP) documents the
results of the tree inventories and recommends measures to avoid, minimize, or mitigate potential adverse
impacts of tree removal. This report is consistent with the 2020 Tree Resource Assessment completed for
the project (Ono, 2020; Attachment B).

2. METHODS

2.1 Limitations

It is not the intent of this report to provide a monetary valuation of the trees or provide risk assessment for
any tree on this parcel, as any tree can fail at any time. The inspection of these trees consisted solely of a
visual inspection from the ground. While more thorough techniques are available for inspection and
evaluation, they were neither requested nor considered necessary or appropriate at this time. No clinical
diagnosis was performed on any pest or pathogen that may or may not be present within the site. In addition
to an inspection of the property, DD&A relied on information provided by Studio Schicketanz (e.g., survey
boundaries, property boundaries, project description) to prepare this report, and must reasonably rely on
the accuracy of the information provided. Trees can be managed but not controlled. To live near trees,
regardless of their condition, is to accept some degree of risk. The only way to eliminate all risks associated
with trees is to eliminate all trees. DD&A shall not be responsible for another's means, methods, techniques,
schedules, or procedures, or for contractor safety or any other related programs, or for another's failure to
complete work in accordance with approved plans and specifications.

2.2 Regulatory Setting

2.2.1 County of Monterey Code of Ordinances

Monterey County Code Section 16.60 (Preservation of Oaks and Other Protected Trees) requires a tree
removal permit from the County to remove, cut down, or trim more than one-third of the green foliage of
any protected tree within County limits. Removal of more than three protected trees on a lot in a one-year
period requires an FMP and approval of a Use Permit by the County. In accordance with the County Code
Section 16.60.030, protected trees within the Carmel Valley Master Plan Area include oaks, madrones, and
redwoods six inches or more in diameter two feet above ground level. Landmark trees are defined as oak
trees which are twenty-four [24] inches or more in diameter when measured two feet above the ground, or
trees which are visually significant, historically significant, or exemplary of their species.

2.2.2 Carmel Valley Master Plan

CV-3.11. The County shall discourage the removal of healthy native oak and madrone and redwood trees
in the Carmel Valley Master Plan Area. A permit shall be required for the removal of any of these trees
with a trunk diameter in excess of six inches, measured two feet above ground level. Where feasible, trees
removed will be replaced by nursery-grown trees of the same species and not less than one gallon in size.
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

A minimum fine, equivalent to the retail value of the wood removed, shall be imposed for each violation.
In the case of emergency caused by the hazardous or dangerous condition of a tree and requiring immediate
action for the safety of life or property, a tree may be removed without the above permit, provided the
County is notified of the action within ten working days. Exemptions to the above permit requirement shall
include tree removal by public utilities, as specified in the California Public Utility Commission’s General
Order 95, and by governmental agencies.

2.2.3 California Fish and Game Code

Section 3503 of the California Fish and Game Code states that it is “unlawful to take, possess, or destroy
the nest or eggs of any such bird except as otherwise provided by this code or any regulation adopted
pursuant thereto.” Section 3503.5 prohibits the killing, possession, or destruction of any birds in the orders
Falconiformes or Strigiformes (birds of prey). Section 3511 prohibits take or possession of fully protected
birds. Section 3513 prohibits the take or possession of any migratory nongame birds designated under the
federal Migratory Bird Treaty Act. Section 3800 prohibits take of nongame birds.

2.3 Survey Methods

DD&A ISA Certified/Tree Risk Assessment Qualified (TRAQ) Arborist Patric Krabacher conducted an
inventory of all trees in and within 15 feet of the project’s development envelope on February 22, 2023, May
16, 2025, and most recently on June 26, 2025. Trees were inventoried in accordance with the following
protocol:

e Alltrees 6” in diameter at breast height (DBH) or greater were documented.

e DBH was recorded two feet above ground or, for multi-stemmed trees, at the most representable
location.

e Multi-stemmed trees were recorded as one tree if the root crown (the point where the trunk meets
natural grade) was contiguous. Multi-stemmed tree DBH was calculated by taking the square root
of the squared sum of all stems measured (\[Stem 1 DBH?+ Stem 2 DBH?+ Stem 3 DBHZ...]). This
equation returns the diameter at the base of the tree (Chojnacky, 1999).

e Tree dripline (tree protection zone or TPZ) was determined by six (6) times the DBH in young or
semi mature trees, eight (8) times the DBH in mature trees, and twelve times the DBH in over
mature trees in accordance with American National Standards Institute (ANSI) A300 Part 8 & Part
5 (ANSI, 2023).

e Critical root zone (CRZ) was determined by three (3) times the DBH in accordance with ANSI
A300 Part 8 & Part 5 (ANSI, 2023).

e Species, size, hazard conditions, and photographs were recorded for each tree.

Tree health data gathered was based on the following definitions:

e Good. Tree is healthy and vigorous as indicated by color of foliage and density, has no apparent
signs of insect, disease, structural defects or mechanical injury. Tree has good form and structure.

e Fair. Tree is in average condition and vigor for the area, but may show minor insect, disease, or
physiological problems. Trees rated as Fair may be improved with correctional pruning.

e Poor. Treeisinageneral state of decline and may show severe structural or mechanical defects which
may lead to failure, and may have insect or disease damage, but is not dead.

e Dead/Snags. Dead standing trees.
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3. RESULTS

DD&A inventoried 34 trees! within the survey area (Attachment A). Trees observed and documented
include 31 coast live oaks (Quercus agrifolia), one (1) western sycamore (Platanus racemosa), one (1) bay
laurel (Umbellularia californica), and one (1) California buckeye (Aesculus californica). These results
include additional trees not inventoried in the 2020 Tree Resource Assessment (Attachment B) and five
(5) trees that were previously included in a tree removal permit that is currently under review (Attachment
C); these include tree tag #2, #13, #15, #34, and #36.

Most of the trees within the survey are in fair condition (Attachment A). However, tree #5 is in poor
condition and is showing signs of decay with the presence of fungal conks, and tree #14 failed from a storm
last winter (winter 2024/2025). Trees in fair condition are in average vigor for the area but are showing
signs of California oakworm, Phytophthora root and crown rot, or poor trimming techniques (topping) to
clear overhead powerlines. No symptoms of sudden oak death were observed.

3.1 Site Conditions

The project site is located in a low density rural residential area on an undeveloped parcel. The existing
gravel driveway consists of ruderal habitat with little to no vegetation. The driveway is surrounded by scrub,
coast live oak woodland, and non-native grassland habitats. Dominant plant species in adjacent areas
include black sage (Salvia mellifera), coyote brush (Baccharis pilularis), coast live oak, and non-native
annual grass species such as slender wild oat (Avena barbata) and ripgut brome (Bromus diandrus). A small
ephemeral drainage is located parallel to a portion of the driveway and contains surface water only
immediately following rain events.

The Monterey County Soil Survey (USDA, 1978) identifies three map units within the evaluation area. All
three soil types exhibit moderately rapid permeability, rapid or very rapid runoff, and high or very high
erosion hazard. Vista Course Sandy Loam is a steep to very steep well drained soil occurring on ridges.
Roots can penetrate to a depth of 20 to 36 inches and the available water capacity is about two to five inches.
Cieneba fine gravelly sandy loam consist of excessively drained soils on mountains. Roots penetrate to a
depth of 7 to 18 inches and the available water capacity is one to two inches. Sheridan coarse sandy loam
is a well-drained soil that occupies steep and very steep hills and mountains. Roots penetrate to a depth of
20 to 40 inches and the available water capacity is three to six inches.

4, DISCUSSION AND FOREST MANAGEMENT PLAN

Six (6) coast live oak trees, including four (4) landmark oak trees, were documented within or immediately
adjacent to the project’s grading limits and would require removal to facilitate construction of the project
(Attachment A and Attachment D). One (1) of the proposed tree removals (#5) is in poor condition and
is showing signs of decay with the presence of fungal conks, while the remaining five (5) trees (#1, #3, #4,
#6, and #8) are in fair condition. All other trees should be protected in place throughout construction with
the implementation of Best Management Practices (BMPs) provided in Attachment E.

In accordance with Monterey County Code Section 16.60, a tree removal permit is required for removal of
the six (6) coast live oak trees. In addition, because the project would result in the removal of more than
three (3) protected trees in one calendar year, an FMP is required prior to the removal of the protected oak
trees. All requirements of an FMP are outlined in this report. Lastly, tree #14 (24” landmark oak tree) failed
from a winter 2024/2025 storm between the previous site visits in 2023 and the most recent site visits in
2025. This tree is recommended for retroactive replacement outlined below.

! Five (5) trees were previously included in a tree removal permit that was submitted to the County, these trees are presented in Attachment A
and included in Attachment C for reference/consistency.
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

4.1 Short Term Effects

Short-term site effects are confined to the construction envelope plus an approximately 15 foot buffer. Trees
to be protected in place should be trimmed out of construction impacts to improve health of trees and avoid
collisions with equipment. The pruning of trees may have a short term effects, including a reduction of
growth and potential limb dieback.

4.2 Long Terms Effects

No significant long-term effects on the oak woodland are anticipated because the project proposes to
enhance an existing fire road. Wildlife impacts could occur if tree removal initiates during the nesting bird
season (approximately February 1 through September 15). The greatest attempt has been made to identify
for removal those trees likely to experience decline. Evaluation of the potential for adverse environmental
impacts due to tree removals can be found in Attachment B.

S. RECOMMENDATIONS

It is recommended that trees which are not proposed for removal are protected prior to and during all
construction related activities in accordance with the recommended BMPs identified in Attachment E. Tree
removal must conform to any requirements identified in the tree removal permit. The following additional
mitigation measures are recommended to satisfy the County’s tree replacement requirements to avoid or
minimize potential impacts to birds protected under the California Fish and Game Code:

1. Tree removal shall be timed to avoid the breeding and nesting season for raptors and other
protected avian species to the extent feasible. If tree removal must occur during the avian breeding
and nesting season (approximately February 1 through September 15), a survey for nesting birds
shall be conducted no more than 15 days prior to removal of trees. If nesting birds are identified
during the survey, an appropriate buffer shall be imposed by a qualified biologist which no work or
disturbance will take place. A qualified biologist shall be on-site during work re-initiation in the
vicinity of the nest offset to ensure that the buffer is adequate and that the nest is not stressed and/or
abandoned. No work shall proceed in the vicinity of an active nest until such time as all young
are fledged, or until after September 16, when young are assumed fledged.

2. If additional removals are determined necessary, the applicant shall immediately contact County
RMA-Planning to determine whether additional permits or modifications of the project are
required.

3. The County requires a 2:1 replacement ratio for removal of protected trees measuring 24” or larger
DBH and a 1:1 ratio replacement ratio for removal of protected trees measuring less than 24”
DBH, unless replacement at these ratios would overcrowd the forest. Four (4) protected oak trees
proposed for removal are greater than 24” DBH and therefore require a 2:1 replacement ratio. The
remaining tree (1) would require a 1:1 replacement ratio. Therefore, nine (9) trees would need to
be planted on-site following construction to achieve the County’s replacement requirements.

Replacement plantings shall be 15 five-gallon coast live oaks sourced from a local nursery in
locations with the greatest openings to minimize competition and maximum sunlight. (If 15-
gallon oaks are unavailable, smaller sizes may be substituted.) The spacing between trees shall be
at least eight (8) feet. Watering for establishment within the first two (2) months shall be at least
once (1) per week, then every two (2) weeks during the late spring, summer, and fall for two (2)
years.
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4. Following construction and installation of replacement plantings, replacement plantings and trees
whose CRZ was within the areas impacted by construction shall be monitored annually by a
qualified arborist for a period of no less than five (5) years. If any noticeable decline in the health
of any tree is observed, additional trees shall be planted onsite at a 1:1 ratio in a suitable location
as determined by a qualified arborist or forester.

If you have any comments or questions about this report, please contact Patric Krabacher at
pkrabacher@ddaplanning.com or (831) 373-4341 ext. 29.

6. REFERENCES

American National Standards Institute (ANSI). 2023. American National Standard for Tree Care
Operations Part 8 & Part 5.

Chojnacky, D., C. 1999. Converting Tree Diameter Measured at Root Collar to Diameter at Beast Height.
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ATTACHMENT A

Tree Survey Results/Tree Table
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Tree ID
Number

Species

Common

Individual Stem DBH (in)

Total DBH
(in)

Tree
Protection
Zone (ft)

Critical
Root Zone

(f)

Health

Status

Landmark

Comments

10

11

Quercus agrifolia

Quercus agrifolia

Quercus agrifolia

Quercus agrifolia

Quercus agrifolia

Quercus agrifolia

Quercus agrifolia

Platanus racemosa

Quercus agrifolia

Quercus agrifolia

Coast Live Oak

Coast Live Oak

Coast Live Oak

Coast Live Oak

Coast Live Oak

Coast Live Oak

Coast Live Oak

Sycamore

Coast Live Oak

Coast Live Oak

40

29

24

14

16

26

32

43

14

40

29

24

14

16

26

32

43

14

20

15

12

13

16

22

10

11

Fair

Fair

Fair

Poor

Fair

Fair

Fair

Fair

Fair

Fair

Remove

Remove

Remove

Remove

Remove

Protect in Place

Remove

Protect in Place

Protect in Place

Protect in Place

Yes

Yes

Yes

No

No

Yes

Yes

Yes

No

No

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

BMPs shall be implemented per
Attachment E

Greater than 50% of tree’s root zone
is within the grading limits. Tree is
recommended for removal due to
proposed impacts and age.

BMPs shall be implemented per
Attachment E

BMPs shall be implemented per
Attachment E

BMPs shall be implemented per
Attachment E
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Tree ID Species Common Individual Stem DBH (in) Total DBH Tree Critical Health Status Landmark Comments
Number (in) Protection Root Zone
Zone (ft) (ft)

14 Quercus agrifolia Coast Live Oak 12 10 16 8 4 Fair Removed No Tree failed in winter 2024/2025 storm

16 Quercus agrifolia Coast Live Oak 7 44 22 11 Fair Protect in Place Yes BMPs shall be implemented per
Attachment E

17 Quercus agrifolia Coast Live Oak 22 22 11 6 Fair Protect in Place No BMPs shall be implemented per
Attachment E

18 Quercus agrifolia Coast Live Oak 12 12 6 3 Fair Protect in Place No BMPs shall be implemented per
Attachment E

19 Quercus agrifolia Coast Live Oak 10 10 5 3 Fair Protect in Place No BMPs shall be implemented per
Attachment E

20 Quercus agrifolia Coast Live Oak 12 12 6 3 Fair Protect in Place No BMPs shall be implemented per
Attachment E

21 Quercus agrifolia Coast Live Oak 8 8 4 2 Fair Protect in Place No BMPs shall be implemented per
Attachment E

22 Quercus agrifolia Coast Live Oak 14 14 7 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E

25 Quercus agrifolia Coast Live Oak 12 26 13 7 Fair Protect in Place Yes BMPs shall be implemented per
Attachment E

26 Umbellularia californica Bay Laurel 9 9 5 2 Fair Protect in Place No BMPs shall be implemented per
Attachment E

Knoop Residential Project — Driveway Phase Tree Table



Tree ID Species Common Individual Stem DBH (in) Total DBH Tree Critical Health Status Landmark Comments
Number (in) Protection Root Zone
Zone (ft) (ft)
27 Aesculus californica California buckeye 14 14 7 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E
28 Quercus agrifolia Coast Live Oak 16 16 8 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E
29 Quercus agrifolia Coast Live Oak 15 15 8 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E
30 Quercus agrifolia Coast Live Oak 14 14 7 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E
31 Quercus agrifolia Coast Live Oak 18 18 9 5 Fair Protect in Place No BMPs shall be implemented per
Attachment E
32 Quercus agrifolia Coast Live Oak 30 19 36 18 9 Fair Protect in Place Yes BMPs shall be implemented per
Attachment E
33 Quercus agrifolia Coast Live Oak 17 17 9 4 Fair Protect in Place No BMPs shall be implemented per
Attachment E
35 Quercus agrifolia Coast Live Oak 14 14 7 4 Fair Protect in Place No BMPs shall be implemented per

Attachment E

Knoop Residential Project — Driveway Phase Tree Table
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

ATTACHMENT B

2020 Tree Resource Assessment
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Owner:
Mike Knoop & Michelle Wright c/o Studio Schicketanz
Architect:

Studio Schicketanz
P.O. Box 2704
Carmel, CA 93921

Forester and Arborist

Frank Ono, Member SAF #48004, ISA Certified Arborist #536
F.O. Consulting

1213 Miles Ave

Pacific Grove, CA 93950

SUMMARY

Development is proposed for this site requiring improvements to an existing road. The
development includes widening the road to 12' where necessary, turnouts per fire
department where required, installation of new road base, and installation of road gate.
There are existing native trees, mostly coast live oak as well as some naturalized
Eucalyptus and black acacia. Existing trees range from poor to fair health and condition.
both structurally and in health. Construction cut and fill practices will be performed near
several oak trees; at this time, it appears the project requires the removal of five Oak trees.
A tree assessment/arborist report has been prepared that identifies and addresses the trees
affected by the project and what effect the project may have on the existing tree resources,
as well as a list of recommendations regarding adjacent trees on the project.

INTRODUCTION

This tree assessment/arborist report is prepared for Mike Knoop & Michelle Wright, the
owners of the property located at 120 Country Club Heights, Carmel Valley CA by Frank
Ono, Urban Forester and Certified Arborist (member Society of American Foresters
#48004 and International Society of Arboriculture Certified Arborist #536) due to the
proposed construction. The Carmel Valley Land Use Plan and Monterey County Zoning
Ordinance Title 21 identify native Coast live oak trees as species requiring protection and
special consideration for management.

120 Country Club Heights, Driveway Tree Resource Assessment
September 29, 2020 Not an Official County Document
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ASSIGNMENT/SCOPE OF PROJECT

To ensure the protection of the tree resources on-site, the property owner, Mike Knoop &
Michelle Wright, have requested an assessment of the trees in proximity to the proposed
development driveway areas. The findings of the report are to be documented in an arborist
report to work in conjunction with other conditions for approval of the building permit
application. To accomplish this assignment, the following tasks have been completed;

e Evaluate health, structure, and preservation suitability for each tree within or
adjacent (15 feet or less) to the proposed development of trees greater than or equal
to six diameter inches at 24 inches above grade.

e Review proposed building site plans as provided to me by Studio Schicketanz.

o Create preservation specifications, as it relates to a Tree Location/Preservation
Map.

e Determine the number of trees affected by construction that meet “Landmark”
criteria as defined by the County of Monterey, Title 21 Monterey County Zoning
Ordinance; as well as mitigation requirements for those to be affected.

e Document findings in the form of a report as required by the County of Monterey
Planning Department.

LIMITATIONS

This assignment is limited to the review of plans submitted to me by Studio Schicketanz
dated August 3, 2020, by Whitson Engineers to assess effects from potential construction to
trees within or adjacent to construction activities for the driveway improvements. Only the
grading and erosion details discussed in this report relate to tree health. It is not the intent
of this report to be a monetary valuation of the trees or provide a risk assessment for any
tree on this parcel, as any tree can fail at any time. No clinical diagnosis was performed on
any pest or pathogen that may or may not be present. In addition to an inspection of the
property, F.O. Consulting relied on information provided in the preparation of this report
(such as surveys, property boundaries, and property ownership) and must reasonably rely
on the accuracy of the information provided. F.O. Consulting shall not be responsible for
another's means, methods, techniques, schedules, sequence, or procedures, or for contractor
safety or any other related programs; or another's failure to complete the work following
the plans and specifications.

PURPOSE AND GOAL

This Tree Resource Assessment/Arborist report is prepared for this parcel due to proposed
construction activities located at 120 Country Club Heights, Carmel Valley. The purpose of
the assessment is to determine what trees will be affected by the proposed project. Oak
trees are considered protected trees as defined by the County of Monterey, Title 21
Monterey County Zoning Ordinance unless otherwise proven to be an introduced or
planted species.

The goal of this report is to protect and maintain the Carmel Valley forested resources
through the adherence of development standards, which allow the protection, and
maintenance of its forest resources. Furthermore, it is the intended goal of this report to aid
in planning to offset any potential effects of the proposed development on the property
while encouraging forest stability and sustainability, perpetuating the forested character of
the property and the immediate vicinity.
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SITE DESCRIPTION

1)
2)
3)
4)

5)

6)

7)

8)

Assessor’s Parcel Number: 187-021-040 & 187-021-041.

Location: 120 Country Club Heights.

Parcel size: 262.7 ACRES.

Existing Land Use: The parcel is zoned RDR/10-D-S-RAZ & PG-40-VS.

Slope: The parcel ranges from mild to steep-sloped. Slopes range from 5% to over
25%.

Soils: The parcel is dissected by several draws in the hillside and is located on soils
classified by the Natural Resource Conservation Service as “Cineba fine gravely
loam”, “Vista coarse sandy loam”, and “Sheridan coarse sandy loam” soils. Cineba
IS a somewhat excessively drained soil about 14 inches deep. Paralithic bedrock can
be generally found at a depth of 11-inches. Runoff is medium and the erosion
hazard is low. Vista is a well-drained soil about 25-inches deep. Paralithic bedrock
can be generally found at a depth of 25-inches. Runoff is medium and the erosion
hazard is low. Sheridan is a well-drained soil about 40-inches deep. Paralithic
bedrock can be generally found at a depth of 39-inches. Runoff is medium and the
erosion hazard is low.

Vegetation: The vegetation on site is composed primarily of a few native Coast live
oaks and related understory, the top of the hill where the proposed home will be
constructed is comprised of grassland with scattered red gum trees (Eucalyptus
spp.) in the higher elevations, then with oak woodland in the lower more protected
ravines along the roadway. Typical plants observed consist of coastal scrub to
include Ceanothus, Toyon, Chemise, and Artemisia. Several large Sycamores were
also observed.

Forest Condition and Health: The stand of trees and health are evaluated with the use
of the residual trees combined with surrounding adjacent trees as a complete stand. It
IS an open oak savanna type of forest. The site has been previously developed in the
form of a road leading to a cellular site with overhead electrical conductors following
the road as well. The existing trees range in poor to fair condition with a high number
of trees exhibiting exposed roots and trees topped for electrical clearance. The major
disease observed was Oak wilt (Diplodia quercina) and Oak anthracnose (Discula
umbrinella). The diseases are widespread but a natural occurrence that should not be
fatal to the trees.
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BACKGROUND

The assessment focuses on the incorporation of the preliminary location of site improvements
coupled with consideration for the general goals of the site improvement desired of the
landowner. Proposed improvements assessed included preserving trees to the greatest extent
feasible, maintaining the viewshed, and general aesthetic quality of the area while complying
with Monterey County Codes. The study of individual trees determined treatments
necessary to complete the project and meet the goals of the landowner. Trees within and
immediately adjacent proposed development areas were located, measured, inspected,
flagged, and recorded. The assessment of each tree concluded with an opinion of whether
the tree should be removed, or preserved, based on the extent and effect of construction
activity on the short and long-term health of the tree. All meetings and field reviews were
focused on the area immediately surrounding the proposed development.

OBSERVATIONS/DISCUSSION

The following list includes observations made while on-site and summarizes details
discussed during this stage of the planning process.

e The site is developed in the sense there is an existing dirt road leading to a cellular
site. Tree count is estimated to be over 200+ trees of varying diameters on the site.

e Thirteen trees along the roadway prism were studied that could be impacted by the
required grading. Out of the thirteen trees, five (5) trees are identified and proposed
for removal with the current road design.

e Tree#1isa40” diameter Coast live oak in poor condition. The tree has been
topped for utility clearance and has fungal

e Tree#2isal16” diameter Coast live Oak in poor condition. This tree has
decay within its stem and is located within the road prism where there is a
tight turn to be improved.

o Tree#4 isa24” diameter coast live oak that along the roadway prism that will
be potentially affected because of grading and damage to its roots. It is
adjacent to tree #3 which is further downslope that will not be affected.

e Tree#5isa16” diameter tree in poor condition that has been continually
topped for line clearance and has a significant amount of soil mounded at its
base.

e Tree #13is a 24” diameter Tree also in poor condition. It will be impacted by
the inclusion of a retaining wall for the roadway. This tree is seriously
decaying as evidenced with fungal conks emerging on its trunk.

e Tree #8 is also along the roadway prism; however, it is my understanding the road
could be narrowed to accommodate the tree, therefore at this time is to be retained.

e The remaining tees are mostly in fair or better condition along the roadway and
will not be affected by the proposed construction. They may need some minor
incidental pruning for clearance
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CONCLUSION/PROJECT ASSESSMENT

This proposal to build improve the existing access driveway is planned to maintain the
existing forested environment, allowing the oak woodland to continue to exist and
regenerate over time. Between the two properties, over 25% of the site is covered with over
two hundred oaks. Five trees (which is 2.5% or less) are proposed for removal to safely
construct the roadway improvements. All remaining trees are expected to survive when
properly protected and monitored. The remainder of the property contains tree cover, which
will remain undisturbed.

Short Term Effects

Site disturbance will occur during construction. Short-term site effects are confined to the
construction envelope and immediate surroundings some trees may be trimmed and root
systems are reduced. The pruning of tree crowns above 30% and the reduction of root area
may have a short term effect on those trees treated, including a reduction of growth and
potential limb dieback.

Long Term Effects

No significant long-term effects on the forest ecosystem are anticipated as this is already a
developed graded road. The project as proposed is not likely to significantly reduce the
availability of wildlife habitat over the long term. Whenever construction activities take
place near trees, there is the potential for those trees to experience a decline in the long term
as well. The greatest attempt has been made to identify for removal those trees likely to
experience decline.

Evaluation of the potential for adverse environmental impacts due to tree removals are in
the following subject areas:

Soil Erosion: The potential is moderate. Slopes, where construction and grading are to
occur, is on previously graded terrain, appropriate erosion control measures will apply to
address potential impacts.

Water Quality: Tree removal at this site is unlikely to generate harmful substances that
could be detrimental to the plant, animal, or human environment.

Ecological Impacts: Negligible potential. No significant change in land use is proposed in
this already semi-developed rural/residential area. Outside of the developed area, the
remaining native trees on the property will be retained.

Noise Pollution: Not a significant factor. The roadway traverses on an existing path nestled
out of sight and earshot from main roadways.

Air Movement: Removal of trees will have little or no effect on the movement of air in this
vicinity. The trees that will be removed are a fragmented portion of a stand and not part of
the larger contiguous stand of Oaks.

Wildlife Habitat: Negligible impact as the site is on an existing developed access roadway,
which has conditioned wildlife use in the area.
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RECOMMENDATIONS
Tree Removal

The following chart is of impacted trees to be removed

ID# | Diameter | Species Health | Structure | Remove | Comments
40 | Coast Live Oak Poor Poor X Headed, Topped, fungus
16 | Coast Live Oak Fair Poor X Decayed stem, in road prism
24 | Coast Live Oak Fair Fair X Exposed roots
5 16 | Coast Live Oak Fair Poor X Topped, Headed
13 24 | Coast Live Oak Poor Poor X Decay in the stem, fungal conks

Tree Pruning

It is to be understood that the pruning of retained trees may be expected for this site,
especially near roadway construction areas. Pruning will include trees with deadwood,
minor structural defects or disease that must be compensated, and possibly vehicle or
pedestrian clearance. Trees should be monitored on occasion for health and vigor after
pruning. Should the health and vigor of any tree decline it will be treated as appropriately
recommended by a certified arborist or qualified forester. Following construction, a
qualified arborist should monitor trees adjacent to the area of the improvements and if any
decline in health that is attributable to the construction is noted, additional trees should be
planted on the site.

Tree Protection

Before the commencement of construction activities:

e Trees located adjacent to construction areas shall be protected from damage by
construction equipment by the use of temporary fencing and through wrapping of
trunks with protective materials.

e Fencing shall consist of chain link, snowdrift, plastic mesh, hay bales, or field
fence.

e Fencing must not be to be attached to the tree. It shall be free-standing or self-
supporting so as not to damage trees. Fencing shall be rigidly supported and shall
stand a minimum of a height of four feet above grade.

e Soil compaction, parking of vehicles or heavy equipment, stockpiling of
construction materials, and/or dumping of materials should not be allowed adjacent
to trees on the property especially within fenced areas.

e Fenced areas and the trunk protection materials must remain in place during the
entire construction period.

During grading and excavation activities:

e All trenching, grading or any other digging or soil removal that is expected to
encounter tree roots will be monitored by a qualified arborist or forester to ensure
against drilling or cutting into or through major roots.

e The project arborist should be on-site during excavation activities to direct any
minor field adjustments that may be needed.

e Trenching for the retaining wall and driveway located adjacent to any tree should be
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done by hand where practical and any roots greater than 2-inches diameter should
be bridged or pruned appropriately.

Any roots that must be cut should be cut by manually digging a trench and cutting
exposed roots with a saw, vibrating knife, rock-saw, narrow trencher with sharp
blades, or other approved root pruning equipment.

Any roots damaged during grading or excavation should be exposed to sound tissue
and cut cleanly with a saw.

If at any time potentially significant roots are discovered:

The arborist/forester will be authorized to halt excavation until appropriate
mitigation measures are formulated and implemented.

If significant roots are identified that must be removed that will destabilize or
negatively affects the target trees, the property owner will be notified immediately
and a determination for removal will be assessed and made as required by law for
treatment of the area that will not risk death decline or instability of the tree
consistent with the implementation of appropriate construction design approaches to
minimize effects, such as hand digging, bridging or tunneling under roots, etc..

Best Management Practices to Observe (BMP)

The following best management practices must be adhered to:

A)

B)

C)

D)

E)

F)

G)

Tree Service Contractors will verify animal or bird nesting before tree work. If the
nesting activity of migratory birds is found, work must stop and a wildlife biologist
consulted before commencing work (the typical bird nesting season ranges from
February 22 to August 1).

Do not deposit any fill around trees, which may compact soils and alter water and
air relationships. Avoid depositing fill, parking equipment, or staging construction
materials near existing trees. Covering and compacting soil around trees can alter
water and air relationships with the roots. Fill placed within the drip line may
encourage the development of oak root fungus (Armillaria mellea). As necessary,
trees may be protected by boards, fencing, or other materials to delineate protection
Zones.

Pruning shall be conducted so as not to unnecessarily injure the tree. General-
Principals of pruning include placing cuts immediately beyond the branch collar,
making clean cuts by scoring the underside of the branch first, and for live oak,
avoiding the period from February through May.

Native live trees are not adapted to summer watering and may develop crown or root
rot as a result. Do not regularly irrigate within the drip line of oaks. Native, locally
adapted, drought-resistant species are the most compatible with this goal.

Root cutting should occur outside of the springtime. Late June and July would likely
be the best. Pruning of the live crown should not occur February through May.
Tree material greater than 3 inches in diameter remaining on-site more than one
month that is not cut and split into firewood must be covered with thick clear plastic
that is dug in securely around the pile to discourage infestation and dispersion of
bark beetles.

A mulch layer up to approximately 4 inches deep should be applied to the ground
under selected trees following construction. Only 1 to 2 inches of mulch should be
applied within 1 to 2 feet of the trunk, and under no circumstances should any soil
or mulch be placed against the root crown (base) of trees. The best source of mulch
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would be from chipped material generated on-site.
H) If trees along near the development are visibly declining in vigor, a Professional

Forester or Certified Arborist should be contacted to inspect the site to recommend
a course of action.

Report Prepared By:

September 29, 2020
Frank Ono, SAF Forester #48004 and ISA Certified Arborist #536 Date
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PHOTOGRAPHS

Tree #1
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Tree #2

120 Country Club Heights, Driveway Tree Resource Assessment
September 29, 2020 Not an Official County Document

11

69



Trees #’s 3 with #4 behind

d

Tree #5
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Tree #13

Fingal conks on stem
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1. SUMMARY

Denise Duffy & Associates, Inc. (DD&A) is contracted by the landowners (Mike and Michelle Knoop) and
Studio Schicketanz, to provide arboricultural consulting services for the Jack Rabbit Ranch (Knoop)
Property Project — Driveway Phase (project or proposed project), located at 120 Country Club Heights in
the Carmel Valley area of unincorporated Monterey County (County), California. The project is located on
County Assessor Parcel Numbers(APN) 187-021-040, 187-021-041, 187-021-028, and 187-021-013.

Tree removal within the project site is subject to the jurisdiction of Monterey County Code of Ordinances
(County Code) and the Carmel Valley Master Plan (CVMP). To evaluate concern for trees that are
potentially hazardous and determine potential project impacts to trees, DD&A conducted a tree assessment
within the project site on February 22, 2023, May 16, 2025, and most recently on June 26, 2025. This Tree
Assessment and Arborist Report (Assessment) documents the results of the site visits and recommends
measures to avoid, minimize, or mitigate potential adverse impacts of tree removal.

2. METHODS

2.1 Limitations

It is not the intent of this report to provide a monetary valuation of the trees or provide risk assessment for
any tree on this parcel, as any tree can fail at any time. The inspection of these trees consisted solely of a
visual inspection from the ground. While more thorough techniques are available for inspection and
evaluation, they were neither requested nor considered necessary or appropriate at this time. No clinical
diagnosis was performed on any pest or pathogen that may or may not be present within the site. In addition
to an inspection of the property, DD&A relied on information provided by Studio Schicketanz (e.g., survey
boundaries, property boundaries, project description) to prepare this report, and must reasonably rely on
the accuracy of the information provided. Trees can be managed but not controlled. To live near trees,
regardless of their condition, is to accept some degree of risk. The only way to eliminate all risks associated
with trees is to eliminate all trees. DD&A shall not be responsible for another's means, methods, techniques,
schedules, or procedures, or for contractor safety or any other related programs, or for another's failure to
complete work in accordance with approved plans and specifications.

2.2 Regulatory Setting

2.2.1 County of Monterey Code of Ordinances

Monterey County Code Section 16.60 (Preservation of Oaks and Other Protected Trees) requires a tree
removal permit from the County to remove, cut down, or trim more than one-third of the green foliage of
any protected tree within County limits. Removal of more than three protected trees on a lot in a one-year
period requires an FMP and approval of a Use Permit by the County. In accordance with the County Code
Section 16.60.030, protected trees within the Carmel Valley Master Plan Area include oaks, madrones, and
redwoods six inches or more in diameter two feet above ground level. Landmark trees are defined as oak
trees which are twenty-four [24] inches or more in diameter when measured two feet above the ground, or
trees which are visually significant, historically significant, or exemplary of their species.

2.2.2 Carmel Valley Master Plan

CV-3.11. The County shall discourage the removal of healthy native oak and madrone and redwood trees
in the Carmel Valley Master Plan Area. A permit shall be required for the removal of any of these trees
with a trunk diameter in excess of six inches, measured two feet above ground level. Where feasible, trees
removed will be replaced by nursery-grown trees of the same species and not less than one gallon in size.
A minimum fine, equivalent to the retail value of the wood removed, shall be imposed for each violation.
In the case of emergency caused by the hazardous or dangerous condition of a tree and requiring immediate
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action for the safety of life or property, a tree may be removed without the above permit, provided the
County is notified of the action within ten working days. Exemptions to the above permit requirement shall
include tree removal by public utilities, as specified in the California Public Utility Commission’s General
Order 95, and by governmental agencies.

2.2.3 California Fish and Game Code

Section 3503 of the California Fish and Game Code states that it is “unlawful to take, possess, or destroy
the nest or eggs of any such bird except as otherwise provided by this code or any regulation adopted
pursuant thereto.” Section 3503.5 prohibits the killing, possession, or destruction of any birds in the orders
Falconiformes or Strigiformes (birds of prey). Section 3511 prohibits take or possession of fully protected
birds. Section 3513 prohibits the take or possession of any migratory nongame birds designated under the
federal Migratory Bird Treaty Act. Section 3800 prohibits take of nongame birds.

2.3 Survey Methods

DD&A ISA Certified/Tree Risk Assessment Qualified (TRAQ) Arborist Patric Krabacher conducted a tree
assessment of all trees within 15 feet of the project’s development envelope on February 22, 2023, May 16,
2025, and most recently on June 26, 2025, with a focus on which trees are required to come out immediately
due to project design or hazard rating. Trees were inventoried in accordance with the following protocol:

o All trees 6” diameter at breast height (DBH) or greater were documented.

DBH was recorded two feet above ground or, for multi-stemmed trees, at the most representable
location.

e Multi-stemmed trees were recorded as one tree if the root crown (the point where the trunk meets
natural grade) was contiguous. Multi-stemmed tree DBH was calculated by taking the square root
of the squared sum of all stems measured (V[Stem 1 DBH?*+ Stem 2 DBH?*+ Stem 3 DBH?Z...]). This
equation returns the diameter at the base of the tree (Chojnacky, 1999).

e Tree dripline (tree protection zone or TPZ) was determined by six (6) times the DBH in young or
semi mature trees, eight (8) times the DBH in mature trees, and twelve times the DBH in over
mature trees in accordance with American National Standards Institute (ANSI) A300 Part 8 & Part
5 (ANSI, 2023).

o Critical root zone (CRZ) was determined by three (3) times the DBH in accordance with American
National Standards Institute (ANSI) A300 Part 8 & Part 5 (ANSI, 2023).

e Species, size, hazard conditions, and photographs were recorded for each tree.

e |SA Tree Hazard Evaluation Form was also prepared for each tree.

Tree health data gathered was based on the following definitions:

o Good. Tree is healthy and vigorous as indicated by color of foliage and density, has no apparent
signs of insect, disease, structural defects or mechanical injury. Tree has good form and structure.

e Fair. Tree is in average condition and vigor for the area, but may show minor insect, disease, or
physiological problems. Trees rated as Fair may be improved with correctional pruning.

e Poor. Treeisinageneral state of decline and may show severe structural or mechanical defects which
may lead to failure, and may have insect or disease damage, but is not dead.

e Dead/Snags. Dead standing trees.

3. RESULTS

DD&A inventoried five (5) trees within the survey area (Attachment B) that are recommended for removal
to construct retaining walls associated with the driveway phase of the project. Trees observed and
documented included five (5) coast live oaks (Quercus agrifolia). Three (3) of the five (5) were determined
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to be hazardous (rating of 9 or more per County code), these include trees #13, #15, and #34. The remaining
two (2) trees are located within the grading limits to construct retaining walls for the driveway. Results
from the tree survey can be found below in Table 1.

Table 1. Tree Survey Results

TREE CRITICAL
TREE ID SPECIES COMMON DBH (IN) PROTECTION ROOT ZONE HEALTH STATUS LANDMARK HAZARD
ZONE (FT) (FT)
Quercus .
2 Agrifolia Coast Live Oak 16 8 4 Poor Remove No No
13 Que_rcu_s Coast Live Oak 24 12 6 Poor Remove Yes Yes
Agrifolia
Quercus .
15 Agrifolia Coast Live Oak 30 15 8 Poor Remove Yes Yes
34 Que_rcu_s Coast Live Oak 24 12 6 Poor Remove Yes Yes
Agrifolia
Quercus .
36 Agrifolia Coast Live Oak 48 16 8 Poor Remove Yes No

All of the trees surveyed are in poor condition (Attachment B) and are showing signs of decay with the
presence of fungal conks, signs of California oakworm, Phytophthora root and crown rot, poor trimming
techniques (topping) to clear overhead powerlines, or have been determined as hazardous (Attachment B)
to the existing road. No symptoms of sudden oak death were observed.

3.1 Hazard Trees

Trees #13, #15, and #34 were determined to be hazardous with a rating of 10 on all three (3) trees?. This
conclusion was mainly determined due to the uphill road cut currently eroding and undermining the tree’s
root systems (Attachment B), causing the roots to be exposed. In time, these three (3) trees will fail due to
erosion alone. In addition to the erosion factor, these trees are in a state of decline with the presence of
decay and conks and are leaning towards the existing driveway. If just one of the three trees was to fail, it
will prevent access to the residence as this is the only access to the residence. ISA Tree Hazard Evaluation
Forms for each of these trees are included in Appendix B. Photographs are also included in Appendix B.

4. DISCUSSION

Aside from the three (3) trees determined to be hazardous, two (2) trees were documented within or
immediately adjacent to the project’s grading limits and would require removal to facilitate construction of
the project (specifically the retaining walls, Attachment A). All five (5) trees are in poor condition and are
showing signs of decay with the presence of fungal conks. All other trees would be protected in place at
this point until the Forest Management Plan is approved with the implementation of Best Management
Practices (BMPs) provided in Attachment C.

In accordance with Monterey County Code Section 16.60, a tree removal permit is required for removal of
the three (3) coast live oak trees.

! Please note all three (3) trees have similar forms and hazard ratings because they all fall within the same category of having
exposed roots that are being eroded.
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5.

It is recommended that all five (5) trees be removed and replaced. All other trees adjacent to the project that

RECOMMENDATIONS

are not proposed for removal should be protected prior to and during all construction related activities in

accordance with the recommended BMPs identified in Attachment C. Tree removal must conform to any
requirements identified in the tree removal permit. The following additional mitigation measures are
recommended to satisfy the County’s tree replacement requirements to avoid or minimize potential impacts

to birds protected under the California Fish and Game Code:

If you have any comments or questions about this report, please contact Patric Krabacher at

1. Tree removal shall be timed to avoid the breeding and nesting season for raptors and other

protected avian species to the extent feasible. If tree removal must occur during the avian breeding
and nesting season (approximately February 1 through September 15), a survey for nesting birds
shall be conducted no more than 15 days prior to removal of trees. If nesting birds are identified
during the survey, an appropriate buffer shall be imposed by a qualified biologist which no work or
disturbance will take place. A qualified biologist shall be on-site during work re-initiation in the
vicinity of the nest offset to ensure that the buffer is adequate and that the nest is not stressed and/or
abandoned. No work shall proceed in the vicinity of an active nest until such time as all young
are fledged, or until after September 16, when young are assumed fledged.

If additional removals are determined necessary, the applicant shall immediately contact County
RMA-Planning to determine whether additional permits or modifications of the project are
required.

The County requires a 2:1 replacement ratio for removal of protected trees measuring 24" or larger
DBH and a 1:1 ratio replacement ratio for removal of protected trees measuring less than 24”
DBH, unless replacement at these ratios would overcrowd the forest. Four (4) protected oak trees
proposed for removal are greater than 24” DBH and therefore require a 2:1 replacement ratio. The
remaining tree would require a 1:1 replacement ratio. Therefore, nine (9) trees would need to be
planted on-site following construction to achieve the County’s replacement requirements.

The replacement plantings should be 15 five-gallon coast live oaks sourced from a local nursery
in locations with the greatest openings to minimize competition and maximum sunlight. (If 15-
gallon oaks are unavailable, smaller sizes may be substituted.) The spacing between trees shall be
at least eight (8) feet. Watering for establishment within the first two (2) months shall be at least
once (1) per week, then every two (2) weeks during the late spring, summer, and fall for two (2)
years.

Following construction and installation of replacement plantings, replacement plantings and trees
whose CRZ was within the areas impacted by construction shall be monitored annually by a
qualified arborist for a period of no less than five (5) years. If any noticeable decline in the health
of any tree is observed, additional trees shall be planted onsite at a 1:1 ratio in a suitable location
as determined by a qualified arborist or forester.

pkrabacher@ddaplanning.com or (831) 373-4341 ext. 29.

6.

REFERENCES

ANSI. 2023. American National Standard for Tree Care Operations Part 8 & Part 5.
Chojnacky, D., C. 1999. Converting Tree Diameter Measured at Root Collar to Diameter at Beast Height.
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Patric Krabacher
Callout
Tree 15. Hazardous. Remove. Roots hanging off slope. recommended for removal due to proposed impacts from retaining wall
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Tree 2. Remove. Proposed grading through tree's entire root zone.
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Patric Krabacher
Callout
Tree 34. Hazardous tree. Remove, tree is in declining health and recommended for removal. roots are exposed.

Patric Krabacher
Callout
Tree 13. Hazardous tree. Remove, tree is in declining health and recommended for removal. roots are exposed.

Patric Krabacher
Callout
Tree 36. Poor health, grading limits shown in dashed line directly through tree.
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

ATTACHMENT B

ISA Tree Hazard Evaluation Forms and Tree Locations
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A Photographic Guide to the Evaluation of Hazard Trees in Urban Areas

TREE HAZARD EVALUATION FORM 1 ediion

Site/Address: HAZARD RATING:
Map/Location: Failure : Size : Target : Hazard
Owner: public private . other Potentiai  of part Rating Rating
Date: _ Immediate action needed
Date of last insp ’ Needs further ir
Dead tree
TREE CHARACTERISTICS
Tree #: Species:
DBH: ____ #of trunks: Height: Spread:
Form: O generally symmetric [ minor asy y O major asy y Ostumpsprout [ stag-headed
Crown class: [J dominant  [Jco-domi Oi i {Isupp! d
Live crown ratio: %  Ageclass: [young [Jsemi-mature [OImature (T over-mature/senescent

Pruning history:  [J crown cleaned [ excessively thinned [ltopped [Jcrown raised (J pollarded (3 crown reduced [Jflush cuts [ cabled/braced
Onone [Jmuttiple pruning events  Approx. dates:

Special Value: [Jspecimen [J heritage/historic [Jwildiife [Junusual OJstreettree [Iscreen [lshade [lindigenous [ protected by gov. agency

TREE HEALTH

Foliage color: (Inormal (Jchlorotic [lnecrotic Epicormies? Y N Growth obstructions:

Foliage density: (Tnormal [Jsparse Leafsize: [Jnormal (Jsmall Oistakes Owireies Osigns  [lcables
Annual shoot growth: [lexcellent [Javerage [lpoor Twig Dieback? Y N Ol curb/pavement [ guards

Woundwood development:  [Jexcellent [Javerage [Jpoor [Jnone O other

Vigorclass: [Jexcellent [average fair [ poor

Maijor p

SITE CONDITIONS

Site C [ resi a jal  Oindustrial Opark Jopenspace [Onatural [Jwoodland\forest

Landscape type: lparkway [raisedbed [container Imound Ollawn D3 shrub border [ wind break

Irrigation:  Clnone  [Jadeq [inady ] i O trunk wettled

Recent site disturbance? Y N [Jconstruction [Jsoil disturbance [Igradechange [lline clearing  [site clearing

% dripline paved: 0% 10-25% 25-50% 50-75% 75-100%  Pavement lifted? Y N

% dripline w/ fill soil: 0% 10-25% 25-50% 50-75% 75-100%

% dripline grade lowered: 0% 10-25% 25-50% 50-75% 75-100%

Soil problems: [ drainage Clshallow (] compacted [ droughty [(Isaline O alkaline (lacidic T3 small volume [l disease center LT history of fail

Oclay Oexpansive [slope °  aspect:
Obstructions: [llights [Isignage [lline-of-sight [lview [Joverhead lines [Junderground utilies [traffic [Jadjacentveg. O

Exposure to wind: [single tree [Ibelow canopy [Jabove canopy [l recently exposed [Jwindward, canopy edge [Jarea prone to windthrow

Prevailing wind direction: Occurrence of snow/ice storms  [Inever seldom [ regufarly
TARGET
Use Under Tree: [ building Clparking [traffic [ pedestrian [ ion (1 land: ad pe [Jsmall features [ utility lines

Can farget be moved? Y N Can use be restricted? Y N
Occupancy: [Joccasionaluse [Jintermittentuse [l requentuse  [J constant use

The i Society of Arbori no ibility for conclusions or recommendations derived from use of this form.




TREE DEFECTS

ROOT DEFECTS:

Suspectrootrot: Y N  Mushroom/conk/bracket present: Y N ID:

Exposed roots: [Jsevere [Imoderate [Jlow Undermined: [Jsevere [Jmoderate [llow

Root pruned: distance fromtrunk  Root area affected: % Buttress wounded: Y N When: .
Restricted rootarea: [Jsevere [Imoderate [llow  Potential for root failure: [UJsevere [Jmoderate [ low
LEAN: deg. from vertical [Inatural unnatural [ self-corrected  Soil heaving: Y N

Decayinplaneof lean: Y N

Compounding factors:

Roots broken Y N Soil cracking: Y N

Lean severity: [Jsevere [Imoderate [Jlow

CROWN DEFECTS: Indicate presence of individual defects and rate their severity (s = severe, m = moderate, | = low)

DEFECT

ROOT CROWN TRUNK SCAFFOLDS BRANCHES

Poor taper

Bow, sweep

Codominants/forks

Muttiple attachments

Included bark

Excessive end weight

Cracks/splits

Hangers

Girdling

Wounds/seam

Decay

Cavity

Conks/mushrooms/bracket

Bieeding/sap flow

Loose/cracked bark

Nesting hole/bee hive

Deadwood/stubs

Borers/termites/ants

Cankers/galis/burls

Previous failure

HAZARD RATING

Tree part most likely to fail:

Failure potential: 1 - low; 2 - medium; 3 - high; 4 - severe

Inspection period:

Failure Potential + Size of Part + Target Rating = Hazard Rating

Size of part: 1-<6” (15 cm); 2 - 6-18” (15-45 cm);
3 - 18-30” (45-75 cmy); 4 - >30” (75 cm)
Target rating: 1 - occasional use; 2 intermittent use;

annual biannual other

+ + = 3 - frequent use; 4 - constant use
HAZARD ABATEMENT i
Prune:  [Jremove defective part [ reduce end weight [Jcrown clean [ithin [ raise canopy [Jcrownreduce [ restructure [ shape
Cable/Brace: Inspect further: [Jroot crown [Jdecay [Jaerial [ monitor
Remove tree: Y N Replace? Y N  Movetarget: Y N  Other:
Effect on adjacent trees: [Jnone (Jevaluate
Notification: [Jowner [Tmanager [Jgoverningagency  Date:

COMMENTS




A Photographic Guide to the Evaluation of Hazard Trees in Urban Areas

5, TREE HAZARD EVALUATION FORM 2y esition

Site/Address: HAZARD RATING:

ion: + + =
Map/Locafion: Failure + Size + Target = Hazard
Owner: public private unknown : other Potential  of part Rating Rating
Date: Inspector: Immediate action needed
Date of last inspection: Needs further inspection

Dead tree

TREE CHARACTERISTICS
Tree #: Species:
DBH: # of trunks: Height: Spread:

Form: [ generally symmetric (] minor asymmetry (] major asymmetry O stump sprout [ stag-headed
Crownclass: [ dominant [Jco-dominant  Olintermediate  [1suppressed

Live crown ratio: %  Ageclass: [young [Jsemi-mature [Imature [ over-mature/senescent

Pruning history: I crown cleaned [ excessively thinned [Itopped [Jcrown raised [Jpollarded [ crown reduced CJ flush cuts O cabled/braced
Onone [ multiple pruning events  Approx. dates:

Special Value: [Ispecimen [ heritage/historic [l wildlife [Tunusual [Jstreettree [Iscreen [shade [Jindigenous [ protected by gov. agency

TREE HEALTH

Foliage color: [Jnormal [Jchlorotic [lnecrotic Epicormics? Y N Growth obstructions:

Foliage density: [(Inormal [Jsparse Leafsize: [lnormal [Jsmall [istakes [Jwirefties [Jsigns [Jcables
Annual shoot growth: [Jexcellent [Javerage [Jpoor Twig Dieback? Y N Clcurb/pavement [ guards

Woundwood development:  [Jexcellent [laverage [Jpoor [none [ other

Vigorclass: [Jexcellent [laverage [fair [Jpoor
Major pests/diseases:

SITE CONDITIONS

Site Character;: [ Iresidence [Jcommercial [industrial Olpark [Dopenspace [natural [1woodland\forest
Landscape type: [Jparkway [lraisedbed [Jcontainer mound [Cllawn [ shrub border [ wind break
Irigation;: [none [adequate [Jinadequate [Jexcessive (3 trunk wettled

Recent site disturbance? Y N [construction [ soil disturbance  £1grade change [line clearing [ site clearing

% dripline paved: 0% 10-25% 25-50% 50-75% 75-100%  Pavementlifted? Y N

% dripline w/ fill soil: 0% 10-25% 25-50% 50-75% 75-100%

% dripline grade lowered: 0% 10-25% 25-50% 50-75% 75-100%

Soil problems: [J drainage (] shallow (] compacted (I droughty (Tsaline Ol alkaline [ acidic [1small volume L disease center {3 history of fail
Oclay [expansive [slope °  aspect:

Obstructions: [Jlights [Isignage Jline-of-sight Tlview [Joverhead lines [Junderground utilities [ltraffic [adjacentveg. O
Exposure to wind: [single tree [T below canopy [Jabove canopy [l recently exposed [ windward, canopy edge [area prone to windthrow
Prevailing wind direction: _____________ Occurrence of snowfice storms [Inever [Jseldom [ regularly

TARGET

Use Under Tree: [building [Jparking (Jtraffic [ pedestrian [lrecreation [landscape [Jhardscape (Jsmallfeatures [ utility lines
Can target be moved? Y N Can use be restricted? Y N
Occupancy: [Joccasional use [lintermittentuse [ frequentuse [Jconstant use

The International Society of Arboriculture assumes no responsibility for conclusions or recommendations derived from use of this form.
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TREE DEFECTS

ROOT DEFECTS:

Suspectrootrot: Y N  Mushroom/conk/bracket present: Y N ID:

Exposed roots: [Jsevere [Jmoderate [Jlow Undermined: [Osevere [moderate [Jlow

Root pruned: distance from trunk Root area affected: % Buftress wounded: Y N When:

Restricted root area: [Isevere [Imoderate [low Potential for root faifure: [Jsevere [Imoderate [Jlow

LEAN: deg. from vertical [Inatural [unnatural [ self-corrected Soil heaving: Y N

Decay inplane of lean: Y N Roots broken Y N Soil cracking: Y N

Compounding factors: Lean severity: [Jsevere [Imoderate [Jlow

CROWN DEFECTS: Indicate presence of individual defects and rate their severity (s = severe, m = moderate, | = low)

DEFECT R0O0T CROWN TRUNK SCAFFOLDS BRANCHES

Poor taper

Bow, sweep

Codominants/forks

Multiple attachments

Included bark

Excessive end weight

Cracks/splits

Hangers

Girdling

Wounds/seam

Decay

Cavity

Conks/mushroorns/bracket

Bleeding/sap flow

Loose/cracked bark

Nesting hole/bee hive

Deadwood/stubs

Borers/termites/ants

Cankers/galls/buris

Previous failure

HAZARD RATING
Tree part most likely to fail: ' Failure potential: 1 - low; 2 - medium; 3 - high; 4 - severe
Inspection period: annual biannual other Sizg of part: ; - :33(()1’5(3?)752 - 6)‘13” (1;)45( ;"5“)3 )
. . . . . - 18- -75 cm); 4 - >30” (75 cm
Failure Potential + Size of Part + Target Rating = Hazard Rating Target rating: 1 - oceasional use: 2 intermittent use:
* * = 3 - frequent use; 4 - constant use
HAZARD ABATEMENT :

Prune:  [1remove defective part [l reduce end weight [Jcrownclean [Jthin [ raise canopy [Jcrown reduce [ restructure  (Jshape

Cable/Brace: Inspect further: (Troot crown [decay [Jaerial [ monitor

Removetree: Y N Replace? Y N Move target: Y N Other:

Efiect on adjacent trees: [ Jnone [Jevaluate

Notification: [ Jowner [Imanager [J governing agency Date:

COMMENTS
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A Photographic Guide to the Evaluation of Hazard Trees in Urban Areas

5, TREE HAZARD EVALUATION FORM 2y esition

Site/Address: HAZARD RATING:

ion: + + =
Map/Locafion: Failure + Size + Target = Hazard
Owner: public private unknown : other Potential  of part Rating Rating
Date: Inspector: Immediate action needed
Date of last inspection: Needs further inspection

Dead tree

TREE CHARACTERISTICS
Tree #: Species:
DBH: # of trunks: Height: Spread:

Form: [ generally symmetric (] minor asymmetry (] major asymmetry O stump sprout [ stag-headed
Crownclass: [ dominant [Jco-dominant  Olintermediate  [1suppressed

Live crown ratio: %  Ageclass: [young [Jsemi-mature [Imature [ over-mature/senescent

Pruning history: I crown cleaned [ excessively thinned [Itopped [Jcrown raised [Jpollarded [ crown reduced CJ flush cuts O cabled/braced
Onone [ multiple pruning events  Approx. dates:

Special Value: [Ispecimen [ heritage/historic [l wildlife [Tunusual [Jstreettree [Iscreen [shade [Jindigenous [ protected by gov. agency

TREE HEALTH

Foliage color: [Jnormal [Jchlorotic [lnecrotic Epicormics? Y N Growth obstructions:

Foliage density: [(Inormal [Jsparse Leafsize: [lnormal [Jsmall [istakes [Jwirefties [Jsigns [Jcables
Annual shoot growth: [Jexcellent [Javerage [Jpoor Twig Dieback? Y N Clcurb/pavement [ guards

Woundwood development:  [Jexcellent [laverage [Jpoor [none [ other

Vigorclass: [Jexcellent [laverage [fair [Jpoor
Major pests/diseases:

SITE CONDITIONS

Site Character;: [ Iresidence [Jcommercial [industrial Olpark [Dopenspace [natural [1woodland\forest
Landscape type: [Jparkway [lraisedbed [Jcontainer mound [Cllawn [ shrub border [ wind break
Irigation;: [none [adequate [Jinadequate [Jexcessive (3 trunk wettled

Recent site disturbance? Y N [construction [ soil disturbance  £1grade change [line clearing [ site clearing

% dripline paved: 0% 10-25% 25-50% 50-75% 75-100%  Pavementlifted? Y N

% dripline w/ fill soil: 0% 10-25% 25-50% 50-75% 75-100%

% dripline grade lowered: 0% 10-25% 25-50% 50-75% 75-100%

Soil problems: [J drainage (] shallow (] compacted (I droughty (Tsaline Ol alkaline [ acidic [1small volume L disease center {3 history of fail
Oclay [expansive [slope °  aspect:

Obstructions: [Jlights [Isignage Jline-of-sight Tlview [Joverhead lines [Junderground utilities [ltraffic [adjacentveg. O
Exposure to wind: [single tree [T below canopy [Jabove canopy [l recently exposed [ windward, canopy edge [area prone to windthrow
Prevailing wind direction: _____________ Occurrence of snowfice storms [Inever [Jseldom [ regularly

TARGET

Use Under Tree: [building [Jparking (Jtraffic [ pedestrian [lrecreation [landscape [Jhardscape (Jsmallfeatures [ utility lines
Can target be moved? Y N Can use be restricted? Y N
Occupancy: [Joccasional use [lintermittentuse [ frequentuse [Jconstant use

The International Society of Arboriculture assumes no responsibility for conclusions or recommendations derived from use of this form.
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TREE DEFECTS

ROOT DEFECTS:

Suspectrootrot: Y N  Mushroom/conk/bracket present: Y N ID:

Exposed roots: [Jsevere [Jmoderate [Jlow Undermined: [Osevere [moderate [Jlow

Root pruned: distance from trunk Root area affected: % Buftress wounded: Y N When:

Restricted root area: [Isevere [Imoderate [low Potential for root faifure: [Jsevere [Imoderate [Jlow

LEAN: deg. from vertical [Inatural [unnatural [ self-corrected Soil heaving: Y N

Decay inplane of lean: Y N Roots broken Y N Soil cracking: Y N

Compounding factors: Lean severity: [Jsevere [Imoderate [Jlow

CROWN DEFECTS: Indicate presence of individual defects and rate their severity (s = severe, m = moderate, | = low)

DEFECT R0O0T CROWN TRUNK SCAFFOLDS BRANCHES

Poor taper

Bow, sweep

Codominants/forks

Multiple attachments

Included bark

Excessive end weight

Cracks/splits

Hangers

Girdling

Wounds/seam

Decay

Cavity

Conks/mushroorns/bracket

Bleeding/sap flow

Loose/cracked bark

Nesting hole/bee hive

Deadwood/stubs

Borers/termites/ants

Cankers/galls/buris

Previous failure

HAZARD RATING
Tree part most likely to fail: ' Failure potential: 1 - low; 2 - medium; 3 - high; 4 - severe
Inspection period: annual biannual other Sizg of part: ; - :33(()1’5(3?)752 - 6)‘13” (1;)45( ;"5“)3 )
. . . . . - 18- -75 cm); 4 - >30” (75 cm
Failure Potential + Size of Part + Target Rating = Hazard Rating Target rating: 1 - oceasional use: 2 intermittent use:
* * = 3 - frequent use; 4 - constant use
HAZARD ABATEMENT :

Prune:  [1remove defective part [l reduce end weight [Jcrownclean [Jthin [ raise canopy [Jcrown reduce [ restructure  (Jshape

Cable/Brace: Inspect further: (Troot crown [decay [Jaerial [ monitor

Removetree: Y N Replace? Y N Move target: Y N Other:

Efiect on adjacent trees: [ Jnone [Jevaluate

Notification: [ Jowner [Imanager [J governing agency Date:

COMMENTS
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|:| Project Site

Hazard Tree Removal

X  Proposed Tree Removal
Tree Inventory

O Coast Live Oak (Quercus agrifolia)

N

1
0 1256 25 500 Feet .

Date Attachment
Tree Survey Results 6/26/2025 Denise Duffy & Associates, Inc.
Scale Planning and Environmental Consulting B
1:4,000 9

Ql.l: C:\GIS\2020-08 Knoop\Knoop_Permitting.aprx



Knoop Residence — Proposed for Removal

Attachment B

Tree #2; Within grading limits, recommended for removal.

Tree #15; Recommended for removal, soil eroding under tree.

Tree #13 (left); Recommended for removal, soil eroding under tree.
Tree #36 (right); Within grading limits for retaining wall footprint.

Tree #34; Recommended for removal, soil eroding under tree.
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Patric Krabacher
Line

Patric Krabacher
Line

Patric Krabacher
Line


Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

ATTACHMENT C

Best Management Practices While Working Near Trees

Denise Duffy & Associates, Inc. | 947 Cass Street, Suite 5 | Monterey, CA 93940 | (831) 373 -4341 | www.ddaplanning.com
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Attachment D BMPs When Working Near Trees

Tree Protection and Best Management Practices (BMPs)

Prior to the commencement of project related activities, the following tree BMPs shall be implemented and
approved by a qualified arborist or forester:

Trees located adjacent to the construction area shall be protected from damage by construction
through the use of temporary fencing and wrapping of trunks with protective materials.

Fencing shall consist of chain link, supported snowdrift or plastic mesh, hay bales, or field fence.
Fencing shall have cross bracing (typically 2x4 material) on both the top and lower edges of the
fencing material to prevent sagging and provide lateral support. Fencing shall stand a minimum
height of four feet above grade and be placed to the farthest extent possible from the base of the
trees, protecting the trees drip line area (typically 10-12 feet away from the base of a tree).

In the cases where access or space is limited it is permissible to protect trees within the 10-12-foot
distance after determination and approval are made by a qualified forester or arborist.

Soil compaction, parking of vehicles or heavy equipment, stockpiling of construction materials,
and/or dumping of materials is not permitted adjacent to trees on the property, especially within
fenced areas.

Fenced areas and the trunk protection materials shall remain in place during the entire construction
period. Torn or damaged roots shall be cleanly cut to sound wood wherever possible to minimize
decay entry points. Any roots found that must be cut should be cut by manually digging a trench
and cutting exposed roots with a saw, vibrating knife, rock saw, narrow trencher with sharp blades,
or other approved root pruning equipment. No tree seals shall be used as the seal material only
promotes decay.

A mulch layer up to approximately 4 inches deep should be applied to the ground under-protected
trees following construction. Only 1 to 2 inches of mulch should be applied within 1 to 2 feet of
the trunk, and under no circumstances should any soil or mulch be placed against the root crown
(base) of trees. The best source of mulch would be from chipped material generated on-site.

Irrigation should be that of normal for exterior planting. Normal watering means that soil should
be kept evenly moist and watered regularly, as conditions require. Most plants prefer one (1) inch
of water a week during the growing season, but care needs to be taken not to over water. It is better
to water once (1) a week and water deeply (over 24 inches), than to water frequently for a few
minutes.

Tree Pruning

It is to be understood that the pruning of retained trees is expected for this site. Pruning shall conform to
the following standards:

Clear the crown of diseased, crossing, weak, and dead wood to a general minimum size of 1-1/2
inch in diameter.

Remove stubs, cutting outside the wound wood tissue that has formed around the branch.

Interior branches shall not be stripped out.

Denise Duffy & Associates, Inc. | 947 Cass Street, Suite 5 | Monterey, CA 93940 | (831) 373 -4341 | www.ddaplanning.com
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Attachment D BMPs When Working Near Trees

e Reduce end weight on heavy, horizontal branches by selectively removing small- diameter
branches, no greater than three (3) inches, near the ends of the scaffolds. In some cases, larger
diameters may be removed depending on the situation (where critical for safety).

e Pruning cuts larger than four (4) inches in diameter, except for deadwood, shall be avoided, unless
deemed crucial for safety (broken, cracked, crossing, rubbing, etc.). Pruning cuts that expose
heartwood shall be avoided whenever possible.

e Pruning shall not be performed during periods of flight of adult boring insects because fresh wounds
attract pests (generally spring). Pruning shall be performed only when the danger of infestation has
passed.

e All pruning shall be performed by a qualified arborist or under the supervision of an ISA Certified
Arborist or Tree Worker. Arborists are required to have a State of California Contractors License
for Tree Service (C-61/D49) and provide proof of worker's compensation and general liability
insurance.

e All pruning shall be following the Tree Pruning Guidelines (International Society of Arboriculture)
and/or the ANSI A300 Pruning Standard (American National Standard for Tree Care Operations)
and adhere to the most recent edition of ANSI Z133.1.

e No more than 20 percent of live foliage shall be removed within the trees.

e Brush shall be chipped, and chips shall be spread underneath trees within the tree protection zone
to a maximum depth of 6 inches, leaving the trunk clear of mulch.

Following construction, a qualified arborist should monitor trees adjacent to the area of the improvements
and if any decline in health that is attributable to the construction is noted, additional trees should be planted
on the site.

Root Barriers

Severe pruning of tree roots may lead to a major decline or tree death. The best solution is to select trees
that are less likely to become a problem or to plant further away from foundations, curbs, gutters, parking
lots, sidewalks, and driveways to reduce tree growth or to allow them to grow in another direction. Place
barriers in the soil to a depth of 18 to 24 inches (see landscape details) by trenching along the area to be
protected at a distance of five (5) times the trunk diameter. In the cases where access or space is limited, it
is permissible to reduce the distance after determination and approval are made by a qualified forester or
arborist.
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

ATTACHMENT D

Project Plans
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Jack Rabbit Ranch (Knoop) — Driveway Phase Forest Management Plan

ATTACHMENT E

Best Management Practices While Working Near Trees
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Attachment D BMPs When Working Near Trees

Tree Protection and Best Management Practices (BMPs)

Prior to the commencement of project related activities, the following tree BMPs shall be implemented and
approved by a qualified arborist or forester:

Trees located adjacent to the construction area shall be protected from damage by construction
through the use of temporary fencing and wrapping of trunks with protective materials.

Fencing shall consist of chain link, supported snowdrift or plastic mesh, hay bales, or field fence.
Fencing shall have cross bracing (typically 2x4 material) on both the top and lower edges of the
fencing material to prevent sagging and provide lateral support. Fencing shall stand a minimum
height of four feet above grade and be placed to the farthest extent possible from the base of the
trees, protecting the trees drip line area (typically 10-12 feet away from the base of a tree).

In the cases where access or space is limited it is permissible to protect trees within the 10-12-foot
distance after determination and approval are made by a qualified forester or arborist.

Soil compaction, parking of vehicles or heavy equipment, stockpiling of construction materials,
and/or dumping of materials is not permitted adjacent to trees on the property, especially within
fenced areas.

Fenced areas and the trunk protection materials shall remain in place during the entire construction
period. Torn or damaged roots shall be cleanly cut to sound wood wherever possible to minimize
decay entry points. Any roots found that must be cut should be cut by manually digging a trench
and cutting exposed roots with a saw, vibrating knife, rock saw, narrow trencher with sharp blades,
or other approved root pruning equipment. No tree seals shall be used as the seal material only
promotes decay.

A mulch layer up to approximately 4 inches deep should be applied to the ground under-protected
trees following construction. Only 1 to 2 inches of mulch should be applied within 1 to 2 feet of
the trunk, and under no circumstances should any soil or mulch be placed against the root crown
(base) of trees. The best source of mulch would be from chipped material generated on-site.

Irrigation should be that of normal for exterior planting. Normal watering means that soil should
be kept evenly moist and watered regularly, as conditions require. Most plants prefer one (1) inch
of water a week during the growing season, but care needs to be taken not to over water. It is better
to water once (1) a week and water deeply (over 24 inches), than to water frequently for a few
minutes.

Tree Pruning

It is to be understood that the pruning of retained trees is expected for this site. Pruning shall conform to
the following standards:

Clear the crown of diseased, crossing, weak, and dead wood to a general minimum size of 1-1/2
inch in diameter.

Remove stubs, cutting outside the wound wood tissue that has formed around the branch.

Interior branches shall not be stripped out.
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Attachment D BMPs When Working Near Trees

e Reduce end weight on heavy, horizontal branches by selectively removing small- diameter
branches, no greater than three (3) inches, near the ends of the scaffolds. In some cases, larger
diameters may be removed depending on the situation (where critical for safety).

e Pruning cuts larger than four (4) inches in diameter, except for deadwood, shall be avoided, unless
deemed crucial for safety (broken, cracked, crossing, rubbing, etc.). Pruning cuts that expose
heartwood shall be avoided whenever possible.

e Pruning shall not be performed during periods of flight of adult boring insects because fresh wounds
attract pests (generally spring). Pruning shall be performed only when the danger of infestation has
passed.

e All pruning shall be performed by a qualified arborist or under the supervision of an ISA Certified
Arborist or Tree Worker. Arborists are required to have a State of California Contractors License
for Tree Service (C-61/D49) and provide proof of worker's compensation and general liability
insurance.

e All pruning shall be following the Tree Pruning Guidelines (International Society of Arboriculture)
and/or the ANSI A300 Pruning Standard (American National Standard for Tree Care Operations)
and adhere to the most recent edition of ANSI Z133.1.

e No more than 20 percent of live foliage shall be removed within the trees.

e Brush shall be chipped, and chips shall be spread underneath trees within the tree protection zone
to a maximum depth of 6 inches, leaving the trunk clear of mulch.

Following construction, a qualified arborist should monitor trees adjacent to the area of the improvements
and if any decline in health that is attributable to the construction is noted, additional trees should be planted
on the site.

Root Barriers

Severe pruning of tree roots may lead to a major decline or tree death. The best solution is to select trees
that are less likely to become a problem or to plant further away from foundations, curbs, gutters, parking
lots, sidewalks, and driveways to reduce tree growth or to allow them to grow in another direction. Place
barriers in the soil to a depth of 18 to 24 inches (see landscape details) by trenching along the area to be
protected at a distance of five (5) times the trunk diameter. In the cases where access or space is limited, it
is permissible to reduce the distance after determination and approval are made by a qualified forester or
arborist.
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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:
KNOOP MICHAEL & MICHELLE (PLN200047)
RESOLUTION NO. 21 - 014
Resolution by the Monterey County Planning Commission:
1) Adopting a mitigated negative declaration pursuant to Section 15074
of the CEQA Guidelines;
2) Approving a combined development permit consisting of:

a.

d.

Lot line adjustment between two legal lots of record
consisting of Lot 1 containing 185.06 acres (APN: 187-021-
040-000) and Lot 2 containing 77.6 acres (APN: 187-021-
041-000), resulting in Adjusted Lot 1 (141.35 acres) and
Adjusted Lot 2 (121.31 acres);

Use permit to allow ridgeline development;

Administrative permit and design Approval to allow the
construction of an approximately 4,000 square foot single
family dwelling and 1,490 square foot detached accessory
structure consisting of a garage and guesthouse, associated
grading consists of 9,520 cubic yards of cut and 3,020 cubic
yards of fill, with 5,330 cubic yards of cut to be balanced on
site and 1,170 cubic yards to cut to be exported; and

Use permit for development on slopes 25 percent or greater;
and

3) Adopting a condition compliance and mitigation monitoring and
reporting plan.

100 and 120 Country Club Heights Road, Carmel Valley, Carmel Valley

Master Plan, (APNs 187-021-041-000 and 187-021-040-000).

The Knoop application (PLN200047) came on for public hearing before the Monterey
County Planning Commission on May 12 and May 26, 2021. 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.

EVIDENCE: a) During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in the:
- 2010 Monterey County General Plan;

FINDING:

FINDINGS AND EVIDENCE

for development.

- Carmel Valley Master Plan;
- Toro Area Plan;

- Monterey County Zoning Ordinance (Title 21); and
- Monterey County Subdivision Ordinance (Title 19).
No conflicts were found to exist. Communications received during

review of the project have been considered.

KNOOP (PLN200047) Page 1

CONSISTENCY - The project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
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b)

d)

The project involves a lot line adjustment between two legal lots of
record: Lot 1 containing 185.06 acres (Assessor's Parcel Number 187-
021-040-000) and Lot 2 containing 77.60 acres (Assessor's Parcel
Number 187-021-041-000). After a transfer of 43.71 acres, the two lots
result in Adjusted Lot 1 (141.35 acres) and Adjusted Lot 2 (121.31
acres). The project also involves construction of an approximately 4,000
square foot two-story single-family dwelling with a 1,490 square foot
detached garage (930 square feet) and guesthouse (560 square feet), and
road improvements such as re-surfacing and widening the private access
Country Club Heights Road. The associated grading consists of 9,520
cubic yards of cut and 3,020 cubic yards of fill, with 5,330 cubic yards
of cut to be balanced on site and 1,170 cubic yards to cut to be exported.

The intent of the LLA is to provide Lot 2 with suitable land to develop a
two-story single-family dwelling because most of the existing lot
contains steep slopes that are unsuitable for development. The LLA
would transfer the northern portion of Lot 1 (100 Country Club Heights
Rd, Carmel Valley) to Lot 2 (120 Country Club Heights Rd, Carmel
Valley). This will move Lot 1’s northeastern property line to the
northwest, towards the western boundary. Lot 2 would receive
approximately 43.71 acres, and each parcel would remain in
conformance with all development standards.

The project is proposed for implementation in two phases due to the
small construction window of April through October. This seasonal
construction window is a result of preferable weather conditions and
biological factors. Phase 1 includes construction of the single-family
dwelling and detached accessory structure. All construction related
vehicles and machinery would use the existing private road, Country
Club Heights, to access the project site. Phase 2 includes improvements
to Country Club Heights Road during the next construction window in
2022 or 2023, depending on completion of the single-family dwelling.
The subject parcels (a total of 262.66 acres) are identified as portions of
Parcel 3 in the 2013 Parcel Map (Page 63, Volume 21), as described in
Document No. 2013044639. Therefore, the County recognizes the
subject properties as two separate legal lots of record.

The properties are located at 100 Country Club Heights Road (Lot 1:
Assessor’s Parcel Number 187-021-040-000) and 120 Country Club
Heights Road, Carmel Valley (Lot 2: Assessor’s Parcel Number 187-
021-041-000), Carmel Valley Master Plan. Both Lot 1 and Lot 2 are
split zoned: Rural Density Residential, 10 acres per unit, with Design
Control, Site Plan Review and Residential Allocation Zoning overlays
[RDR/10-D-S-RAZ] and Permanent Grazing, with a minimum building
site of 40 acres and a Visual Sensitivity Zoning overlay [PG/40-VS].
None of the subject parcels are under Williamson Act contract or used
for agricultural purposes. The proposed development, as well as the
majority of each parcel, is located within the RDR/10-D-S-RAZ zoning
district. The first single-family dwelling and guesthouse are allowed
uses in the RDR zone., respectively. Therefore, as proposed, the project
involves an allowed use for this site.

Page 2
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9)

The development proposal is subject to the Design Control Zoning
District (“D” overlay), which regulates the location, size, configuration,
materials, and colors of structures and fences to assure the protection of
neighborhood character (Section 21.44 of Title 21). The proposed
project is a contemporary style single-family dwelling. The primary
colors and materials of the proposed project include a clerestory roof for
the main residence, a living roof for the garage and guesthouse, concrete
exterior for the garage, guesthouse and lower level or the main
residence, blackened steel courtyard walls, weathered steel (Corten)
entry paneling, and wood with anodized aluminum exterior doors and
windows, which makes up most of the western facade that faces the
public viewing areas at Garland Ranch Regional Park and Mid Valley,
Carmel. The proposed exterior finishes blend with the surrounding
environment. Condition No. 9 has been applied to ensure that all
lighting is unobtrusive, down-lit, harmonious with the local area, and
constructed or located so that only the intended area is illuminated and
off-site glare is fully controlled. A non-standard condition (Condition
No. 27) has been applied to control visibility of the interior lighting
from the exterior and reduce all potential glare. Therefore, as proposed,
the project will not result in adverse visual impacts, and the project is
consistent with the applicable scenic resource policies of the 2010
General Plan and the Carmel Valley Master Plan.

An Administrative Permit is required for development within a Site Plan
Review District (“S” overlay) where natural resources or site constraints
could be affected or have an effect on development, dependent upon
location on a site (Section 21.45 of Title 21). Development of residential
structures on the Adjusted Lot 2 is constrained because the property
comprises primarily slopes of greater than 25%, and the portion of the
parcel with 25% or less slope that is suitable for development is both
interspersed with several environmentally sensitive habitats (ESHA) and
occupies a ridgetop. Altering steep hillsides for residential development
would introduce impervious surfaces that contribute to accelerated
runoff and erosion, increasing problems for downslope habitats and
existing watercourses, and potentially imposing suboptimal drainage
and landslide conditions requiring engineered mitigation measures,
along with disturbance of ESHA. As to development on a ridge top,
development could be allowed with the exceptions considered at a
publicly noticed hearing pursuant to GP Policy OS-1.3 subject to a use
permit in each case (See Finding 2). Policy OS-3.5 prohibits
development on slopes 25% and greater unless there is no feasible
alternative that would allow development to occur on slopes less than
25%. The lot line adjustment provides Adjusted Lot 2 an area that is less
than 25% slope which creates a feasible alternative to development on
slopes 25% and greater. Staff supports that avoidance of development
on slopes 25% or greater is more compatible with the intent of the both
the General Plan policies than avoidance of development on the
ridgetop that would have a relatively mild effect on the public viewshed.
The project proposal includes a restoration plan to offset approximately
2.6 acres of temporarily impacted California Tiger Salamander and
California Reg Legged Frog upland habitats, and to revegetate areas of
fill balanced onsite. Condition Nos. 24 and 25 are applied to the
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h)

)

K)

project requiring the applicant/owner contract with a qualified
professional biologist as the “project biologist” (Condition No. 24)
who would ensure the Re-Vegetation Plan is implemented in
accordance with recommendations for replanting, monitoring, and
reporting (Condition No. 25). The project biologist shall ensure that
Mitigation Measure No(s).1, 2, 3, 4, 5, 6, 7, and 8 and their
respective actions are implemented on the subject parcel (Condition
No. 24)

There is no tree removal proposed in this project. A Tree Assessment
(L1B210065) was submitted to staff for review because the original
project scope included removal of 5 native Oak trees (all along Country
Club Heights Road). The arborist determined that these trees needed to
be removed due to the scope of the road improvement work. This tree
assessment was amended on February 24, 2021. After consulting with
the project engineers, the arborist indicated that all five trees may be
retained through protection and avoidance. Therefore, the County has
applied Condition No. 7, Tree and Root Protection, to ensure that all
trees located near the project site (including the private road) are
protected from development related activities.

Pursuant to Section 66412(d) of the Subdivision Map Act (SMA), the
SMA is inapplicable to the lot line adjustment due to the fact that the
final outcome of the LLA is not more than four adjoining parcels, and a
greater number of parcels than previously existed is not being created.
The proposed lot line adjustment is between two contiguous separate
legal parcels of record that will be adjusted, resulting in two contiguous
separate legal parcels of record. Therefore, no new parcel would be
created. The proposed lot line adjustment does not interfere with
existing access and/or utility easements, which will remain unchanged.
As an exclusion to the Subdivision Map Act, no map is recorded for a
Lot Line Adjustment. To appropriately document the boundary
changes, a Certificate of Compliance for each adjusted lot is required
per a standard condition of approval (Condition No. 4).

Review of Development Standards — Minimum Lot Size. The
development standard for minimum lot size in the RDR zoning district
is identified in MCC Section 21.16.060.A, which identifies a minimum
building site of 5 acres. The two existing legal lots of record have a total
combined area of 262.66 acres. As proposed, the lot line adjustment will
transfer 43.71 acres from Lot 1 (Assessor’s Paracel 187-021-040-000)
to Lot 2 (Assessor’s Parcel Number 187-021-041), resulting in two
parcels containing 141.35 acres [Adjusted Lot 1] and 121.31 acres
[Adjusted Lot 2]. Therefore, the resulting parcels exceed the minimum
lot size requirement.

Review of Development Standards — Density. Pursuant to MCC
Section 21.16.060.B, the maximum development density shall not
exceed the units/acre as shown for the specific “RDR” district as shown
on the zoning map. The subject parcels are zoned RDR/10, which has a
maximum gross density of 10 acres per unit. Both parcels have the
ability to develop multiple units. A potential of 4 units will be
transferred from Lot 1 (Assessor’s Parcel Number 187-021040-000) to
Lot 2 (187-021-041-000). This project analyzes development of one
single-family dwelling with a detached garage and guesthouse; no other
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n)

development is proposed or analyzed. Any future permitting of a second
main dwelling unit on Lot 2 or a first main dwelling unit on Lot 1 would
depend on other factors in addition to zoning (e.g., potable water credits
and wastewater capacity) and would require separate discretionary
review.

Review of Development Standards — Setbacks and Height. The

development standards for the RDR zoning district are identified in
MCC Section 21.16.060. Required setbacks in the RDR district for
main dwelling units are 30 feet (front), 20 feet (rear), and 20 feet
(sides). As proposed, the single-family dwelling is setback
approximately 700 feet from the front (east), 1,500 feet from the rear
(west), and 400 and 950 feet from side setbacks, north and south
respectively. Per MCC Section 21.64.020 and 21.16.060.D, guesthouses
shall be located within close proximity of the principal residence and all
accessory structures, such as the proposed garage, shall have a
minimum distance of 10 feet from the principal residence. The proposed
garage and guesthouse are located approximately 18 feet east of the
proposed main residence.

Pursuant to MCC Section 21.16.060.C.1.b, the maximum main structure
height is 30 feet. The proposed height for the single-family dwelling is
approximately 12 feet 9 inches above the average natural grade. The
proposed single-family dwelling’s main level has a height of 16 feet
while the lower level has a height of 10 feet, which totals approximately
26 feet. The maximum height for an accessory structure in RDR and a
guesthouse is 15 feet, pursuant to MCC Section 21.16.060.C and MCC
Section 21.64.020. The proposed garage and guesthouse are
approximately 8 feet above average natural grade, with 3 feet 2 inches
below average natural grade. The garage and guesthouse will have a
total height of approximately 11 feet 2 inches. Based on the project
site’s existing grade, 18 inches will be above ground and will use a
living roof and on-site fill to create a mound similar to the existing
curvature of the knoll. After adjustment, Lot 2 will be 121.31. The
proposed single-family dwelling, inclusive of the detached garage and
guesthouse, and covered patios, results in site coverage of 6,705 square
feet (0.12 percent). Therefore, as proposed, the proposed project would
conform to height and setback standards.

Review of Development Standards — Structural Coverage. Pursuant to
MCC Section 21.16.060.E, the maximum allowed site coverage in the
RDR district is 25 percent. Currently, Lot 1 (185.06 acres) has an
allowed lot coverage of approximately 46 acres, and Lot 2 (77.6 acres)
has an allowed lot coverage of approximately 19.4 acres. After the lot
line adjustment, Lot 1 and Lot 2 will allow lot coverage of
approximately 35.34 acres and 30.3 acres, respectively. Based on
adjusted Lot 2’s lot size (121.31 acres, or 5,284,262 square feet), site
structural coverage of 30.3 acres, or 1,321,066 square feet would be
allowed. The proposed single-family dwelling, inclusive of the detached
garage and guesthouse, and covered patios, results in site coverage of
6,705 square feet (0.12 percent). Therefore, as proposed, the project
conforms to the maximum allowed site or structural coverage.

MCC Section 21.64.020 establishes the standards and regulations for
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p)

guesthouses. The detached guesthouse is a proposed 560 square foot
floor area and total height of 11 feet 2 inches (approximately 8 feet
above average natural grade). The guesthouse is designed in a way to
reduce all potential viewshed impacts while still remaining compatible
to the main residence. The County has applied Condition No. 12, Deed
Restriction for Guesthouses, to ensure the unit will not be separately
rented, let, or leased from the main residence. In accordance with the
attached plans, the Environmental Health Bureau found no indication
that the guesthouse contained a kitchen or cooking facilities or did not
share the utilities with the main residence. Therefore, the detached
guesthouse meets all standards established in MCC Section 21.64.020
and applicable MCC.

The proposed project includes improvements to the existing private road
(Country Club Heights Road). These improvements include widening
the road to 12 feet as necessary and installing turnouts as required by the
Monterey County Regional Fire District, and new road base and gate. A
total of 1.85 acres of the existing dirt road will be improved. Pursuant
to MCC Section 16.08.350, all private road construction involving
grading, such as the proposed project, shall obtain a grading permit and
shall meet specific requirements including having a slope less than 25
percent. Two sections of the proposed driveway/improved existing road
are located on slopes exceeding 25 percent (a total of 3,976 square feet).
Therefore, pursuant to MCC Section 21.64.230.C, a Use permit is
required to allow such development on slopes exceeding 25 percent. A
majority of the subject parcel has slopes exceeding 25 percent. Due to
this constraint and the location of existing protected trees (Coast live
oaks), two portions of the proposed driveway will be located on slopes
exceeding 25 percent. There is no feasible alternative which would
allow the driveway development to occur on slopes of less than 25
percent while still maintaining all other County Fire standards and
protecting native trees. All other sections of the road meet the County
Fire standard of 15 percent or less. The proposed road improvements
will meet all other County Fire standards, including surface material,
width, and turnouts. The proposed single-family dwelling exempts the
private road from requiring a Private Road Agreement, Private Road
Maintenance Condition, and Proof of Access Condition. The proposed
road improvements meet all development standards required in
applicable MCC.

The Carmel Valley Land Use Advisory Committee (LUAC) reviewed
the project at a duly noticed public meeting on November 16, 2020, and
voted six (6) to zero (0) to deny the project as proposed because it is
located on a ridgeline. Two neighbors of the subject parcel (Lot 2)
commented at this LUAC: one neighbor stated disapproval of the
project’s proposed solar array location, lot line adjustment, and road
improvements; and the other neighbor expressed support of the project.
Two of the LUAC members raised concerns relating to the project’s
potential to have a visual impact from public viewing areas and
recommended that landscape screening and window screening be
incorporated. As a result, a motion was made to support the project with
four recommendations: landscape screening, screening on windows and
skylights, minimize solar array visual impact, and mitigate road visual
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EVIDENCE:
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Q)

a)

b)

impact with landscaping; this motion failed. A subsequent motion to
deny the project as proposed was successful with voted six (6) — zero
(0), with no members absent. Staff analysis of the particular facts and
circumstances of this project proposal indicates there would be no
substantial adverse visual impact when viewed with the naked eye from
a common public viewing area, nor would the project significantly
block views of the scenic hills as seen from key public viewing areas
identified along Carmel Valley. See Finding 2 and Finding 7, Evidence
a).

Staff conducted a site inspection on March 19, 2021 to verify that the
proposed project would be consistent with the plans and confirm the site
Is suitable for the proposed project.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development found in Project File PLN200047.

RIDGELINE DEVELOPMENT - The proposed development would
not create a substantially adverse visual impact when viewed from a
common public viewing area; and the intent of General Plan (GP)
Policy OS-3.5 to protect steep slopes from development could best be
achieved by construction of the residential structures at the proposed
location, while at the same time, producing a nearly imperceptible effect
on the public viewing experience from key public viewing areas.
Therefore, the proposed development, as proposed, conditioned, and
mitigated,meets the provisions of GP Policy OS-1.3 as to exceptions to
allow ridgeline development.

Pursuant to Section 21.64.230 of the Monterey County Code (MCC),
ridgeline development may be allowed with issuance of a Use Permit in
each case. Therefore, this application includes a request for a Use
Permit to allow ridgeline development.

General Plan (GP) Policy OS-1.3 provides that ridgeline development
could be allowed with exceptions considered at a publicly noticed
hearing. The GP policy prohibits ridgeline development unless the first
following finding, and either the second or third following findings, can
be made:

1. The ridgeline development will not create a substantially adverse
visual impact when viewed from a common public viewing area;
and either;

Carmel Valley Master Plan (Policy CV-3.3) states “Development
(including buildings, fences, signs, and landscaping) shall not be
allowed to significantly block views of the viewshed, the river, or the
distant hills as seen from key public viewing areas such as Garland
Ranch Regional Park, along Carmel Valley Road, and along Laureles
Grade Road.” Staff has visited the site at multiple points along Laureles
Grade Road, Carmel Valley Road, and Garland Park. There are brief
instances where the hilltop on which the single-family dwelling is
proposed, can be seen from these locations; however, the staking was
not visible with unaided vision. The project is designed to be integrated
with the hillside and would be built to maintain a low profile. A living
roof would also help the garage/guesthouse structure blend into the site
and surroundings. For these reasons, staff believes the ridgeline
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d)

a)

development would not create a substantial adverse visual impact when
viewed from common public viewing areas.

2. The proposed development better achieves the goals, policies
and objectives of the Monterey County General Plan and
applicable area plan than other development alternatives; or,

Siting of the structure balances the goals, policies, and objectives of the
General Plan by avoiding sensitive habitat and development on slopes.
Policy OS-3.5 prohibits development on slopes 25% and greater unless
there is no feasible alternative that would allow development to occur
on slopes less than 25%. The lot line adjustment provides Adjusted Lot
2 an area that is less than 25% slope which creates a feasible alternative
to development on slopes 25% and greater. Therefore, a second
exception is applicable; the policy objective of Policy OS-3.5 to prohibit
development on slopes 25% would best be achieved with the proposed
plan. Alternative locations would impact the hillsides on the property.
Development of residential structures on the Adjusted Lot 2 is
constrained because the property comprises primarily slopes of greater
than 25%, and the portion of the parcel with less than 25% slope that is
suitable for development is both interspersed with several
environmentally sensitive habitats (ESHA) and occupies a ridgetop.
Altering steep hillsides for residential development would introduce
impervious surfaces that contribute to accelerated runoff and erosion,
increasing problems for downslope habitats and existing watercourses,
and potentially imposing suboptimal drainage and landslide conditions
requiring engineered mitigation measures, along with disturbance of
ESHA.

3. There is no feasible alternative to the ridgeline development.

As noted above, the alternative to ridgeline development would be
development on 25% slopes due to the subject parcel comprising
primarily slopes exceeding 25% and open hillsides. Construction of the
residence on the steep hillsides would require engineered earthworks
beyond that which is necessary to attenuate the visual effect of ridgeline
development.

Staff review of the submitted plans and site visit on March 19, 2021, to
verify the project site is suitable for the proposed use

The application, project plans, and related support materials submitted by
the project applicant to the Monterey County HCD-Planning for the
proposed development found in Project File PLN200047.

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

The project has been reviewed for site suitability by the following
departments and agencies: HCD-Planning, HCD-Environmental
Services, HCD-Engineering Services, Monterey County Regional Fire
Protection District, and Environmental Health Bureau. County staff
reviewed the application materials and plans, as well as the County’s
GIS database, to verify that the project conforms to the applicable plans,
and that the subject property is suitable for the proposed development.
There has been no indication from these departments/agencies that the
site is not suitable for the proposed development. Recommended
conditions have been incorporated.
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b)

d)

f)

a)

The following technical reports have been prepared:

- Geotechnical and Percolation Investigation (L1B200145) prepared
by Belinda Taluban, Salinas, California, May 27, 2020;

- Biological Resources Report (LIB200157) prepared by Josh
Harwayne, Monterey, California, June 2020, and amended on April
29, 2021;

- Tree Resource Assessment & Forest Management Plan
(LIB210065) prepared by Frank Ono, Pacific Grove, California,
September 21, 2020, Amended on February 24, 2021;

- Phase 1 Archaeological Assessment (LIB210067) prepared by
Stella D’Oro, Santa Cruz California, April 2020; and

- Re-vegetation Plan (L1B210068) prepared by Josh Harwayne,
Monterey, California, April 2021

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

Carmel Valley Master Plan Policy CV-4.1(c) requires that native
vegetation cover be maintained on areas of Cineba fine gravelly
sandy loam and Sheridan coarse sandy loam with slopes of 30-75%,
both of which make up a majority of the soil within the property. A
Re-vegetation Plan has been prepared for the project that includes
planting and/or seeding of temporarily impacted areas with locally
occurring native grassland species collected from the project vicinity
and acquired from local suppliers. Implementation of the Re-
vegetation Plan (L1B210068) would reduce likelihood of potential
erosion issues following construction. Condition of Approval No. 25
has been applied to PLN200047 to ensure that the project biologist
oversees implementation of the Re-vegetation Plan in accordance
with recommendations for replanting, monitoring, and reporting.
The access dirt road to the subject parcel Adjusted Lot 2 begins just past
the nearest residence along County Club Heights Lane, approximately
6,800 linear feet of which is proposed for improvements, including
widening the road to 12 feet where necessary, paving the road, installing
turnouts where required by the MCRFD, installing retaining walls and
drainage improvements where necessary, installing a new road base, and
installing a road gate.

Staff review of submitted plans and the technical reports that the
property would be suitable for the use proposed.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development found in Project File PLN200047.

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 HCD-Planning, HCD-Engineering
Services, HCD-Environmental Services, Monterey County Regional
Fire Protection District, and Environmental Health Bureau. Conditions
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b)

have been recommended, 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.

This project proposes a septic system and leach field to service the
proposed single-family dwelling and detached guesthouse. An existing
well will supply the proposed single-family dwelling and detached
guesthouse with potable water. The existing well will not be affected by
this project. In addition to receiving electricity from PG&E, this project
includes the installation of approximately 1,270 square feet of ground
mounted photovoltaic solar array. Lot 1 (APN: 187-021-040-000) is a
vacant lot and does not have any sewer or water connections, nor are
any proposed in this project. The Environmental Health Bureau
reviewed the project application, found no issues with proposed septic
system, existing well, or the 43.71-acre transfer from Lot 1 (APN: 187-
021-040-000) to Lot 2 (APN: 187-021-041-000), and did not require
any conditions of approval.

Any future development on Lot 2 (APN: 187-021-041-000) will be
required to show evidence of adequate areas for on-site wastewater
treatment, and evidence of an adequate potable water supply for the
proposed development.

Staff review of the submitted plans and site visit conducted on March
19, 2021, to verify that the project, as proposed and conditioned, would
not be detrimental to public health and safety.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County HCD - Planning for the
proposed development found in Project File PLN200047.

NO VIOLATIONS - The subject properties are in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the properties.

County staff review of Monterey County HCD-Planning and HCD-
Building Services records, showing no violations existing on the subject
properties.

Staff site inspection on March 19, 2021, confirming no violations exist
on the subject properties.

The application, plans and supporting materials submitted by the project
applicant to Monterey County HCD-Planning for the proposed
development found in Project File PLN200047.

CEQA (Mitigated Negative Declaration) — The Planning Commission
finds that, on the basis of the whole record before it, there is no
substantial evidence the project will have a significant effect on the
environment, and the Mitigated Negative Declaration reflects the
County’s independent judgement and analysis.

Pursuant to California Environmental Quality Act (CEQA) Guidelines
Section 15063(a), an Initial Study (IS) may be conducted to determine
if a proposed project would have a significant impact on the
environment. Staff has prepared a Mitigated Negative Declaration for
the proposed project.
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b)

9)

h)

a)

Pursuant to Section 15070(b) of CEQA Guidelines, a mitigated
negative declaration may be prepared for a project when the Initial
Study identifies potential environmental impacts. The Initial Study
identified potential impacts to Biological Resources, Geology/Soils, and
Tribal Cultural Resources.

Proposed mitigations that would reduce potential impacts to less than
significant for reasonably foreseeable future development that could
have incremental contribution toward cumulative potentially significant
effects, have been agreed upon by the applicant.

The Initial Study for application PLN200047 was circulated for public
review April 9 through May 10, 2021.

On May 5, 2021, the circulated initial study was revised to reflect more
accurate grading amounts required for the proposed project. The
circulated Initial Study indicated that cut and fill for the residence and
road improvements would be approximately 15,920 cubic yards and
9,120 cubic yards, respectively, which would result in 6,800 cubic yards
of cut to be exported. The initial study is revised to reflect 9,520 cubic
yards of cut and 3,020 cubic yards of fill, with 5,330 cubic yards of cut
to be balanced on site and 1,170 cubic yards to cut to be exported. The
proposed re-vegetation plan incorporates the area temporarily impacted
by the onsite fill into the 2.6 acres proposed for native grassland
replanting. Table 3 of the Initial Study was also updated to accurately
state the acreage proposed for temporary disturbance as a result of the
onsite balancing area and construction related activities.

The revisions are in response to receiving updated grading amounts
which do not create a new significant environmental impact and serve as
clarification to the document. Therefore, pursuant to Section 15073.5 of
the CEQA Guidelines, recirculation of the revised initial study is not
required.

The custodian of documents and materials which constitute the record
of proceedings upon which the decision is based: Monterey County
Housing and Community Development, 1441 Schilling Place South, 2"
floor, Salinas, California.

The application, project plans, and related support materials submitted
by the project applicant to Monterey County HCD-Planning for the
proposed development found in Project File PLN200047.

INITIAL STUDY: LESS THAN SIGNIFICANT IMPACTS - The
Initial Study identifies less than significant impacts for the following
resources: aesthetics, cultural resources, hydrology and water quality,
and wildfire. Implementation of the project would incorporate
compliance with existing regulations and standards or apply Conditions
of Approval to assure compliance with County requirements, thereby
reducing identified potential impacts by design. Therefore, mitigations
would not be necessary for the project to have less than significant
impact on these resources.

Aesthetics. The ridgeline of which the proposed development is located
is visible from two locations along Carmel Valley Road (Location 1:
Mid Valley (visual distance of approximately 4.7 miles east) and
Location 2: just before Quail Lodge & Golf Club (visual distance of
approximately 7.8 miles east). From these locations, the proposed
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b)

development is not visible due to the distance. The parcel is also visible
from Garland Ranch Regional Park, with the closest visual distance of
approximately 2.5 miles. On April 10, 2021, staff determined that the
proposed development is not visible from Garland Ranch Regional Park
as the staking and flagging could not be identified from Sniveley’s
Ridge, the highest point of the park. Laureles Grade Road, also a scenic
road, lies approximately two miles west of the site, however, due to the
intervening topography, the site is not visible from Laureles Grade.

The main residence is a low-profile design due to a portion of the main
level being located partially below the existing grade and the lower floor
entirely below the existing grade. The garage and guesthouse are located
almost entirely below grade. The 18 inches that are above the existing
grade (not average natural grade) will use on-site fill and a living roof to
create a mound similar to the existing curvature of the knoll. The
Carmel Valley River is located directly 1.82 miles south of the project
site. The proposed development is not visible from the River due to
distance, topography, siting, and natural screening from the existing
trees and vegetation that surround the river. As proposed and with
adherence to design considerations for reducing potential visibility, the
project would have less than significant impact due to aesthetics.
Cultural Resources. According to Monterey County GIS and pursuant to
MCC Section 21.66.050.C, because the subject parcel is located in a
moderate archaeologically sensitive zone and the development requires
an environmental assessment in accordance with CEQA, a Phase 1
Inventory of Archaeological Resources was requested. The Phase |
Archaeological Assessment prepared for the project found no evidence
of archaeological resources within or immediately surrounding the
proposed development area, and there are no known human burial sites
within the project area. Therefore, no further analysis was requested.
The project would have less than significant impact on cultural
resources.

Hydrology/Water Quality. The project would be required to comply with
relevant sections of the Monterey County Code (MCC) that pertain to
grading, erosion control, urban stormwater management, and percolation
of septic system effluent (MCC Chapters 16.08, 16.12, 16.14,
15.20.060). The project is a single-family residence and detached guest
suite/garage that will be served domestic water by an existing on-site
well, which was drilled under a EHB well permit in October 2019. The
proposed development would occupy approximately 2.4 acres
(including the driveway), leaving approximately 260 acres of the parcel
(approximately 99%) undeveloped, which would retain significant areas
on the property for groundwater recharge and would not substantially
increase the rate or amount of surface runoff in a manner that could result
in flooding on- or off-site. MCC Chapter 16.12. requires, preparation
of erosion control plans, runoff control, land clearing, and winter
operations; and establishes procedures for administering these
provisions. Improvements to the access road would include
installation or improvements of culverts associated with an unnamed
ephemeral drainage. However, work within the drainage would be
limited to the dry season, the drainage will continue to convey water
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d)

a)

b)

following construction, and the project is required to comply with
GP Policy OS-5.18, meeting all applicable federal and state
permitting requirements prior to disturbing any federal or state
jurisdictional areas. Upon adherence to existing federal, state, and
local regulations, and to recommendations of the Geotechnical and
Percolation Investigation for the septic drain field system, the project
would have less than significant impact to hydrology/water quality.
Wildfire. The project area is located in a State Responsibility Area
and is designated as High Fire Hazard Severity Zone. As a result,
there is a potential for increased wildfire risk whenever placing
residential uses in a wildland area. Construction of the proposed
project area would involve the temporary use of flammable
materials, tools, and equipment capable of generating a spark and
igniting a wildfire. Operationally, increased vehicle traffic and
human presence in the project area could increase the potential for
wildfire ignitions. However, in accordance with California Public
Resources Code Sections 4427, 4428, 4431, and 4442, maintenance
activities associated with the proposed project, including defensible
space areas, would be conducted using firesafe practices to minimize
the potential for wildfire ignitions resulting from equipment use. In
accordance with GP Policy S-4.32, the landowner is responsible for
creating defensible space for their homes through the
implementation of a Fuel Modification Zone Plan. Defensible space
would be required within 100 feet of the project’s structures to
reduce fire hazard onsite, consistent with state and county
requirements. Defensible space zones are passive measures and
would not impede site access or otherwise hinder evacuation of
emergency response efforts. The project would be required to
comply with the current building code for use of appropriate fire-
rated materials and electrical wiring. With adherence to existing
state and local regulations for fire safety during implementation and
operation of the project, and compliance with requirements for
defensible space, the project would have less than significant effect
on the environment due to wildfire risk.

INITIAL STUDY: LESS THAN SIGNIFICANT IMPACTS WITH
MITIGATIONS INCORPORATED - Reasonably foreseeable future
development could cause this project to contribute incrementally toward
potentially significant effects on biological resources, geology/soils, and
tribal cultural resources that would be reduced to less than significant
with applied mitigations. Therefore, adoption of the Mitigated Negative
Declaration is required prior to implementation of the project.

The applicant has agreed to proposed mitigation measures that avoid the
effects or mitigate the effects to a point where clearly no significant
effects would occur.

Biological Resources. The biologist surveyed the approximately 12
acres where the project site is located and most disturbance would
occur. The existing 6,800 linear foot dirt road was also surveyed due to
the proposed improvements. The parcel includes non-native grassland,
ruderal, native grassland, scrub, and Oak woodland habitats. The report
confirms that although much of the project site is covered in non-native
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grassland, there is occurrence of one sensitive habitat: native grassland.
The Norther curly-leaved Monardella, a California Native Plant
Society (CNPS) California Rare Plant Rank 1B species, was
observed along the hillside adjacent to the access road within scrub
and ruderal areas habitat.

As part of the biological report, an aquatic survey (April 2020) was
included that identifies California Tiger Salamander (CTS), California
Red-Legged Frog (CRLF), and Coast Range Newt, all of which could
find suitable habitat in the pond approximately 165 feet northeast from
the project development. The biological report also confirms six
protected wildlife species that have a moderate to high potential of
occurring within or adjacent to the project site: Monterey Dusky-Footed
Woodrat, American Badger, Burrowing Owl, Western Pond Turtle,
Coast Horned Lizard, and Raptors and other protected avian species.

A suite of Mitigation Measures recommended in the biological report
have been incorporated as Conditions of Approval to reduce potential
impacts to a less than significant level. These mitigation measures
include a Biological Education Program for Employees, preconstruction
surveys and installation of protective fencing to identify and mark
sensitive species, and weekly monitoring of the protective fencing for
the duration of the construction. Since the proposed project could result
in the potential to impact (take) individual state listed threatened species
(CTS) and federally listed threatened species (CRLF and CTS), take
permits are required, from the California Department of Fish and
Wildife (CDFW) and U. S. Fish and Wildlife Service (USFWS),
respectively. If avoidance of Northern Curly-leaved Monardella is not
feasible, the applicant shall submit to CDFW for review and approval, a
Rare Plant Restoration Plan. Additionally, the applicant shall submit
water quality certifications and Lake and Streambed Alteration
agreements to mitigate the impacts to waters of the U.S. and the State.
These mitigation measures would reduce potentially significant impacts
to less than significant, and therefore, have been applied as conditions to
the project (Mitigation Measure Nos. 1 throughs 8). To ensure grading
and construction activities are conducted in accordance with the
recommendations contained in the Biological Assessment (LIB200157)
and as amended on April 29, 2021, the applicant/owner shall submit to
HCD-Planning for review and approval a copy of a contract with a
qualified biologist (the Project Biologist), as noted in Condition No. 25.
The contract shall ensure that Mitigation Measure Nos.1, 2, 3,4, 5, 6, 7,
and 8 and their respective actions are implemented on the subject parcel
(APN:187-021-041-000).

The proposed project would result in the temporary loss of CTS and
CRLF habitat, and therefore, at the recommendation of the biologist, a
re-vegetation plan shall be implemented. To meet this requirement, the
applicant submitted a Re-vegetation Plan that includes the goals of the
re-vegetation, engineering and planting specifications, success criteria,
monitoring requirements to determine whether success criteria have
been met, and finding assurances. The Re-vegetation Plan would
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mitigate the temporary loss of 2.6 acres of CTS upland habitat and
CRLF dispersal habitat at a 1:1 ratio by replanting all disturbed areas
with native grassland vegetation. Much of the disturbed areas consist of
non-native grassland and scrub habitats. Implementation of the Re-
vegetation Plan will increase the acreage of high-quality CTS and CRLF
habitat within the project site by approximately 80% at the fifth year.
Monitoring of the re-vegetation areas shall be conducted by a qualified
biologist subsequent to the installation (within 30 days) and annually in
the late spring for the next five years. A monitoring report shall be
submitted to the Service and CDFW subsequent to each monitoring visit
(within 30 days). The total duration of monitoring shall be a minimum
of five years from initial re-vegetation implementation monitoring but
may be extended if the success criteria are not met. The Re-vegetation
Plan is included in the initial study and attached to this report as Exhibit
G. The Re-vegetation Plan is also in accordance with Carmel Valley
Master Plan Policy 3.4 which state that revegetation shall occur on
disturbed hillsides, such as the subject project site. In order to ensure
the replanting installation is conducted in accordance with the
recommendations contained in the Re-vegetation Plan (LIB210068), the
applicant/owner shall submit to HCD-Planning for review and approval
a copy of a contract with a qualified biologist (the Project Biologist), as
noted in Condition No. 24. In support of Condition No. 13, Notice of
Report, the contract shall ensure that all the recommendations of the Re-
vegetation Plan are implemented on the subject parcel (APN:187-021-
041-000).

In addition to the temporary loss of 2.6 acres of CTS and CRLF habitat,
2.39 acres of CTS and CRLF habitat will be permanently impacted. To
satisfy the take permits that must be obtained for the potential take of
CTS and CRFL individuals (Mitigation No. 6), a mitigation strategy
plan shall be implemented to alleviate for the permanent loss of habitat
due to construction related activities. The applicant has submitted to
staff a Habitat Conservation Plan (HCP) (LIB210073) that proposes to
mitigate the 2.39 acres of permanent habitat loss by purchasing
conservation bank credits at a 4:1 ratio. The applicant will purchase a
total of 9.56 acres of conservation credits from a Conservation Bank
that protects and manages more high-quality CTS and CRLF habitat and
breeding ponds. The HCP also specifies that an approximately 8.39-acre
fuel management area will be regularly maintained to create a 250-foot
fuel break around the proposed residence and detached accessory
structure. Of the 8.39-acres, 1.82 acres consist of native grassland and
scrub habitat. As stated in the HCP, this fuel management area will not
be impacted or disturbed during construction. The 8.39-acre fuel break
will be maintained with use of mowing to reduce the presence of
competing non-native grasslands and favor the persistence of native
grassland habitat and species. This maintenance will have a beneficial
impact on the project site by creating and maintaining viable upland
habitat for CTS. Adhering to Condition No. 24, Project Biologist
(Mitigation Measures), Condition No. 25, Project Biologist (Re-
Vegetation Plan) and Condition No. 19 (Mitigation Measure No. 6, CTS
and CRLF take permits), would ensure the implementation of the HCP.
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Condition No. 13 also requires that the HCP be noticed and
incorporated into the development.

c) Geology and Soils. The project site is primarily grassland with areas of
scrub and oak woodland that do not contain unique geologic features,
and therefore, it is unlikely that any previously unknown
paleontological resources would be encountered during construction
activities. However, ground-disturbing activities always involve the
possibility of such a discovery. Therefore, to reduce potential impacts
to paleontological resources to less than significant, Mitigation Measure
(MM) No. 9 requires construction to stop and a paleontologist to
investigate and make appropriate recommendations if previously
unknown fossils are discovered during ground disturbance.

d)  Tribal Cultural Resources. Pursuant to Public Resources Code section
21083.2 et seq., Monterey County HCD—-Planning staff initiated a
consultation with local Native American tribes. On December 11, 2020,
the County met with the Ohlone/Costanoan-Esselen Nation (OCEN).
OCEN requested to have a tribal monitor onsite during construction and
that language about the procedures to be followed if resources are found
onsite be included as mitigation. However, OCEN did not provide any
evidence that the site is particularly significant to the tribe, the Phase |
Archaeological Assessment prepared for the project found no evidence
of archaeological resources within or immediately surrounding the
proposed development area, and there are no known human burial sites
within the project area. Therefore, the County determined the need for a
tribal monitor would be unwarranted. To ensure that inadvertently
discovered artifacts or human remains are treated appropriately,
Mitigation Measure No. 10 is applied to the project to include a note on
the construction set of plans the procedures to be followed if resources
are uncovered during construction.

e)  No comments from the public were received during the public review
period.

f)  Monterey County HCD-Planning, located at 1441 Schilling Place, 2nd
Floor, Salinas, California, 93901, 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.

10. FINDING: APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.
EVIDENCE: Board of Supervisors. Section 19.01.050.A of the Monterey County

Subdivision Ordinance (Title 19 — Coastal Zone) and Section 21.80.040
of the Monterey County Zoning Ordinance (Title 21) allow an appeal to
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.

DECISION
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission
does hereby:
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1. Adopt a Mitigated Negative Declaration pursuant to Section 15074 of the CEQA
Guidelines;
2. Approve a Combined Development Permit consisting of?

a. Lot Line Adjustment between two legal lots of record consisting of Lot |
containing 185.06 acres (APN: 187-021-040-000) and Lot 2 containing 77.6 acres
(APN: 187-021-041-000), resulting in Adjusted Lot 1 (141.35 acres) and Adjusted
Lot 2 (121.31 acres);

b. Use Permit to allow Ridgeline Development;

c. Adminjstrative Permit and Design Approval to allow the construction of an
approximately 4,000 square foot single family dwelling and 1,490 square foot
detached accessory structure consisting of a garage and guesthouse, associated
grading consists of 9,520 cubic yards of cut and 3,020 cubic yards of fill, with
5,330 cubic yards of cut to be balanced on site and 1,170 cubic yards to cut to be
exported; and

d. Use permit to allow development on slopes in excess of 25 percent; and

3. Adopt a Condition Compliance and Mitigation Monitoring and Reporting Plan,
in general conformance with the attached map and plan set, and subject to mitigation measures
and conditions of approval, all being attached hereto, and incorporated herein, by reference.

PASSED AND ADOPTED this 26" day of May 2021, upon motion of Commissioner Diehl,
seconded by Daniels, by the following vote:

AYES: Coffelt, Getzelman, Duflock, Mendoza, Roberts, Daniels, Monsalve, Diehl
NOES: None
ABSENT: Gonzales, Ambriz
ABSTAIN: None
DosuSigned by:
erit (wndouis

Erik uncf&sﬁi?;f, AICP, Planning Commission Secretary

COPY OF THIS DECISION MAILED TO THE APPLICANT ON JUN O 8 2021

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 |||M] 8 2021

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

NOTES

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

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use
conducted, otherwise than in accordance with the conditions and terms of the permit granted or

until ten days after the mailing of notice of the granting of the permit by the appropriate authority,
or after granting of the permit by the Board of Supervisars in the event of appeal.

KNOOP (PLN200047) Page 17
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Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from Monterey County HCD-Planning and HCD-Building Services

office in Salinas.

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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Monterey County RMA Planning

Conditions of Approval/Implementation Plan/Mitigation Monitoring
and Reporting Plan

PLN200047

1. PD001 - SPECIFIC USES ONLY

Responsible Department: RMA-Planning

Condition/Mitigation  Combined Development Permit consisting of: 1) Lot Line Adjustment between

Monitoring Measure:  Assessor's  Parcel Numbers — 187-021-040-000 &  187-021-041-000; and  2)
Administrative Permit and Design Approval to allow the construction of an
approximately square foot single family dwelling and 1,490 square foot detached
accessory structure consisting of a garage and guesthouse, and other improvements,
3) Use permit to allow development on slopes in excess of 25percent, and 4) Use
permit to allow ridgeline development. The properties are located at 100 & 120
Country Club Heights, Carmel Valley (Assessor's Parcel Numbers 187-021-040-000 &
187-021-041-000), Carmel Valley Master Plan. This permit was approved in
accordance with County ordinances and land use regulations subject to the terms and
conditions described in the project file. Neither the uses nor the construction allowed
by this permit shall commence unless and until all of the conditions of this permit are
met to the satisfaction of the Director of RMA - Planning. Any use or construction not
in substantial conformance with the terms and conditions of this permit is a violation of
County regulations and may result in modification or revocation of this permit and
subsequent legal action. No use or construction other than that specified by this
permit is allowed wunless additional permits are approved by the appropriate
authorities. To the extent that the County has delegated any condition compliance or
mitigation monitoring to the Monterey County Water Resources Agency, the Water
Resources Agency shall provide all information requested by the County and the
County shall bear ultimate responsibility to ensure that conditions and mitigation
measures are properly fulfilled. (RMA - Planning)

Compliance or  The Qwner/Applicant shall adhere to conditions and uses specified in the permit on an

Monitoring . basi | th . tated
Action to be Performed: on-going basis uniess otnerwise stated.

PLN200047
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2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

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

"A Combined Development Permit (Resolution Number 21-014) was approved by the
Planning Commission  for  Assessor's Parcel Number(s) 187-021-040-000 and
187-021-041-000 on May 26, 2021. The permit was granted subject to 18 conditions
of approval and 10 mitigation measures which run with the land. A copy of the permit
is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Chief of Planning prior to
issuance of grading and building permits, Certificates of Compliance, or
commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Prior to the issuance of grading and building permits, certificates of compliance, or
commencement of use, whichever occurs first and as applicable, the Owner/Applicant
shall provide proof of recordation of this notice to the HCD- Planning.

PLN200047
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3. LOT LINE ADJUSTMENT - RECORD DEEDS - CA GOVT CODE 66412(d)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Owner(s)/Applicant(s) shall prepare, execute and record deeds that reflect the lot line
adjustment as required by California Government Code §66412(d) and request an
unconditional  Certificate of Compliance for each of the adjusted parcels.
(RMA-Planning)

Prior to the expiration of the entitlement, the Owner(s)/Applicant(s) shall do the
following:

1. Have a professional land surveyor prepare a legal description and plat with closure
calculations. The legal description shall be entitted "Exhibit A" and shall have the
planning permit no. (PLN) in the heading. The plat may be incorporated by reference
into Exhibit “A,” or be entitled Exhibit “B.” The legal description and plat shall comply
with the Monterey County Recorder's guidelines as to form and content. Submit the
draft legal descriptions, plats and closure calculations to the project planner and the
County Surveyor for both of the following:

a. Each newly adjusted parcel of the lot line adjustment for which a Certificate of
Compliance will be issued.

b. For the adjustment parcels, being all areas being conveyed by Owner(s) in
conformance to the approved lot line adjustment.

i. The Owner(s)/Applicant(s) shall be responsible for ensuring the accuracy and
completeness of all parties listed as Grantor and Grantee on the deeds.

ii. The purpose of the deed shall be stated on the first page of the deed, as follows:

“The purpose of this deed is to adjust the parcel boundaries in conformance to the lot
line adjustment approved by the County of Monterey, PLN200074. This deed is being
recorded pursuant to §66412(d) of the California Government Code and shall be
deemed to reconfigure the subject parcels in conformance to said approved lot line
adjustment. Any configuration of said subject parcels that existed prior to recordation
of this deed shall no longer be valid and shall not be used for the purpose of sale,
lease or financing, whether immediate or future.”

PLEASE NOTE: Owner(s) is/are responsible for securing any reconveyance, partial
reconveyance and/or subordination in connection with any loan, mortgage, lien or
other financial obligation on all property being transferred between parties.

Following review and any corrections of the legal descriptions and plats:

1. Record the fully executed and acknowledged deed(s) to the adjustment parcels with
the County Recorder.

2. Deliver a copy of the recorded deed(s) to the project planner.

3. Deliver the legal description and plat of each Certificate of Compliance to
RMA-Planning for final processing, together with a check, payable to the “Monterey
County Recorder,” for the appropriate fees to record the Certificate(s) of Compliance.

PLN200047
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4. PD045 - COC (LOT LINE ADJUSTMENTS)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The applicant shall request unconditional
configured parcels. (HCD - Planning)

Certificates of Compliance for the newly

Prior to the expiration of the entitlement, the Owner/Applicant/Surveyor shall prepare
legal descriptions for each newly configured parcel and submit them to HCD-Planning
for review and approval. The legal descriptions shall be entitled "Exhibit A." The legal
description shall comply with the Monterey County Recorder's guidelines as to form
and content. The Applicant shall submit the legal descriptions with a check, payable
to the Monterey County Recorder, for the appropriate fees to record the Certificates of
Compliance.

Prior to the expiration of the entittement and after the Certificates are recorded, the
Owner/Applicant shall file a request and pay the fees for separate assessments with
the Assessor’s Office.

5. PW0006 - CARMEL VALLEY

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

The Applicant shall pay the Carmel Valley Master Plan Area Traffic Mitigation fee
pursuant to the Board of Supervisors Resolution NO. 95-140, adopted September 12,
1995 (Fees are updated annually based on CCI).

Prior to Building Permits Issuance Owner/Applicant shall pay to PBI the required traffic
mitigation fee.

6. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Public Works

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
Building Services Department the traffic mitigation fee.
proof of payment to the DPW.

pay Monterey County
Owner/Applicant shall submit

PLN200047
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7. PD049 - TREE AND ROOT PROTECTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Prior to beginning any tree removal, trees which are located close to trees approved
for removal shall be protected from inadvertent damage from equipment or tree
removal activity by fencing off the canopy drip-lines and/or critical root zones
(whichever is greater) with protective materials. Any tree protection measures
recommended by a County-approved tree consultant, in addition to the standard
condition, shall be implemented. (RMA - Planning)

Prior to construction or tree removal, the Owner/Applicant/Tree Removal Contractor
submit evidence of tree protection to RMA-Planning for review and approval.

After construction or tree removal, the Owner/Applicant/Tree Removal Contractor shall
submit photos of the trees on the property to RMA-Planning to document that the tree
protection has been successful or if follow-up remediation measures or additional
permits are required.

8. PD012(F) - LANDSCAPE PLAN & MAINTENANCE (SFD ONLY)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The site shall be landscaped. Prior to the issuance of building permits, three (3)
copies of a landscaping plan shall be submitted to the Director of RMA - Planning. A
landscape plan review fee is required for this project. Fees shall be paid at the time of
landscape plan submittal. The landscaping plan shall be in sufficient detail to identify
the location, species, and size of the proposed landscaping materials and shall include
an irrigation plan. The plan shall be accompanied by a nursery or contractor's
estimate of the cost of installation of the plan. Before occupancy, landscaping shall be
either installed or a certificate of deposit or other form of surety made payable to
Monterey County for that cost estimate shall be submitted to the Monterey County
RMA - Planning. All landscaped areas and fences shall be continuously maintained by
the applicant; all plant material shall be continuously maintained in a litter-free,
weed-free, healthy, growing condition. (RMA - Planning)

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape
Contractor/Licensed  Landscape  Architect shall submit landscape plans and
contractor's estimate to the RMA - Planning for review and approval. Landscaping
plans shall include the recommendations from the Forest Management Plan or
Biological Survey as applicable. All landscape plans shall be signed and stamped by
licensed professional under the following statement, "I certify that this landscaping and
irrigation plan complies with all Monterey County landscaping requirements including
use of native, drought-tolerant, non-invasive species; limited turf, and low-flow, water
conserving irrigation fixtures."

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed
Landscape Architect shall ensure that the landscaping shall be either installed or a
certificate of deposit or other form of surety made payable to Monterey County for that
cost estimate shall be submitted to the Monterey County RMA - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously
maintained by the Owner/Applicant; all plant material shall be continuously maintained
in a litter-free, weed-free, healthy, growing condition.

PLN200047
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9. PD014(B) - LIGHTING-EXTERIOR LIGHTING PLAN (VS & RIDGELINE)

Responsible Department: RMA-Planning

Condition/Mitigation  A|| exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and

Monitoring Measure: - nstructed or located so that only the intended area is illuminated and off-site glare is
fully controlled. Exterior lighting shall have recessed lighting elements. Exterior light
sources that would be directly visible from when viewed from a common public viewing
area, as defined in Section 21.06.195, are prohibited. The applicant shall submit three
(3) copies of exterior lighting plan which shall indicate the location, type, and wattage
of all light fixtures and include catalog sheets for each fixture.  The lighting shall
comply with the requirements of the California Energy Code set forth in California
Code of Regulations Title 24 Part 6. The exterior lighting plan shall be subject to
approval by the Director of RMA - Planning, prior to issuance of building permits.
(RMA - Planning)

C°“:4P“a_'t‘cé°r Prior to the issuance of building permits, the Owner/Applicant shall submit three

onitoring . . . . .

Action to be Performed: COPi€S of the lighting plans to RMA - Planning for review and approval. — Approved
lighting plans shall be incorporated into final building plans.

Prior to final/occupancy, staff shall conduct a site visit to ensure that the lighting has
been installed according to the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed
and maintained in accordance with the approved plan.

10. STORMWATER CONTROL PLAN (PR1)

Responsible Department: Environmental Services

Condition/Mitigation  The applicant shall submit a stormwater control plan addressing the Post-Construction

Monitoring Measure: - pequirements (PCRs) for Development Projects in the Central Coast Region. The
stormwater control plan shall incorporate the measures identified on the completed
Site Design and Runoff Reduction Checklist. (RMA-Environmental Services)

Compliance or  Prior to issuance of any grading or building permits, the applicant shall submit a

Monitoring . . .
Action to be Performed: Stormwater control plan to RMA-Environmental Services for review and approval.

11. CALIFORNIA CONSTRUCTION GENERAL PERMIT

Responsible Department: Environmental Services

Condition/Mitigation The gpplicant shall submit a Stormwater Pollution Prevention Plan (SWPPP) including

Monitoring Measure:  {he Waste Discharger Identification (WDID) number, to RMA-Environmental Services.
In lieu of a SWPPP, a letter of exemption or erosivity waiver from the Central Coast
Regional Water Quality Control Board may be provided. (RMA-Environmental
Services)

Compliance or  Prior to issuance of any grading or building permits, the applicant shall submit a
Action to be Perfarn®  SWPPP including the WDID number certifying the project is covered under the
California Construction General Permit or a letter of exemption from the Central Coast

Regional Water Quality Control Board.
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12. PD019(A) - DEED RESTRICTION-GUESTHOUSE (INLAND)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The applicant shall record a deed restriction stating the regulations applicable to a
GUESTHOUSE (Inland) as follows:

- Only 1 guesthouse shall be allowed per lot.

- Detached guesthouses shall be located in close proximity to the principal residence.

- Guesthouses shall share the same utilities with the main residence, unless
prohibited by public health requirements.

- The guesthouse shall not have cooking or kitchen facilities, including but not limited
to microwave ovens, hot plates and toaster ovens.

- The guesthouse shall have a maximum of 6 linear feet of counter space, excluding
counter space in a bathroom. There shall be a maximum of 8 square feet of cabinet
space, excluding clothes closets.

- The guesthouse shall not exceed 600 square feet of livable floor area.

- The guesthouse shall not be separately rented, let or leased from the main
residence whether compensation be direct or indirect.

- Subsequent subdivisions which divide a main residence from a guesthouse shall be
prohibited.

- The guesthouse shall be designed in such a manner as to be visually consistent and
compatible with the main residence on site and other residences in the area.

- The guesthouse height shall not exceed 15 feet nor be more than one story.

(RMA - Planning)

Prior to the issuance of grading or building permits, the Owner/Applicant shall submit
the signed and notarized document to the Director of RMA-Planning for review and
signature by the County.

Prior to occupancy or commencement of use, the Owner/Applicant shall submit proof
of recordation of the document to the RMA-Planning.

13. PD016 - NOTICE OF REPORT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Prior to issuance of building or grading permits, a notice shall be recorded with the
Monterey County Recorder which states:

"A Revegetation Plan (Library No. LIB210068), was prepared by Josh Harwayne in
APril 2021 and is on file in Monterey County HCD- Planning. All development shall be
in accordance with this report.”

(HCD- Planning)

"The Final Draft of the Habitat Conservation Plan (Library No. LIB210073), was
prepared by Josh Harwayne in April 2021 and is on file in Monterey HCD-Planning. All
development shall be in accordance with this report."

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit
proof of recordation of this notice to HCD- Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval,
that all development has been implemented in accordance with the reports to HCD-
Planning.

PLN200047

Print Date: 5/26/2021 12:47:12PM Page 7 of 21140



14. PDMMO001 - BIOLOGICAL EDUCATION PROGRAM FOR EMPLOYEES (BEPE)

Responsible Department: RMA-Planning

Condition/Mitigation A qualified biologist shall prepare a Biological Education Program for Employees

Monltoring Heasure: (BEPE). This worker training session shall be conducted with all project staff and
construction personnel. The training shall instruct attendees on habitat sensitivity,
identification of special-status species, required practices prior to start of construction,
general measures that are being implemented to conserve these species as they
relate to the project, guidelines to avoid impacts to these species during the
construction period, and penalties for non-compliance.

The qualified biologist will meet with the all project staff and construction personnel at
the onset of construction at the project site to provide BEPE instruction as follows: 1)
identify appropriate access route(s) in and out of the construction area and project
boundaries; 2) explain how a biological monitor will examine the area and agree upon
a method that will ensure the safety of the monitor during such activities, 3) identify
special status species that may be present; 4) explain specific mitigation measures
that will be incorporated into the construction effort; 5) explain the general provisions
and protections afforded; and 6) provide the proper procedures if a special status
species is encountered within the project site to avoid impacts.

The crew foreman shall be responsible for ensuring that all staff and construction
personnel comply with the guidelines. Upon completion of training, each attendee
shall sign a form as evidence of training attendance and understanding of all
conservation and protection measures that were presented by the Biologist.

(HCD-Planning)

C°":4P“a_'t‘ce_°r Mitigation Measure Action (MMA) 1a: Prior to issuance of permits from Building

onitoring . . . . .

Action to be Performed: O€rvices, the applicant/owner shall submit to HCD-Planning for review and approval a
copy of a contract with a qualified biologist to prepare the BEPE and to provide the
required training.

Mitigation Measure Action (MMA) No. 1b: Prior to issuance of permits from Building
Services, applicant/owner shall submit to HCD-Planning for review and approval a fact
sheet and/or other supporting materials prepared by the project biologist for
distribution to all onsite employees.

Mitigation Measure Action (MMA) No. 1c: Prior to project-related ground disturbance,
the project biologist shall conduct a worker training session for all project staff and
upon completion of the training session, applicant/owner shall provide to
HCD-Planning a copy of the form signed by all training attendees.

Mitigation Measure Action (MMA) No. 1d: Prior to final inspection from Building
Services, applicant/owner shall submit to HCD-Planning a brief report prepared by the
project biologist as to incidents regarding species covered during the training session.

PLN200047
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15. PDMM002 - MONTEREY DUSKY-FOOTED WOODRAT (MDFW)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The project biologist shall conduct pre-construction surveys in suitable habitat for the
MDFW where project-related construction is proposed. Surveys for MDFW nests shall
be conducted within three days prior to construction within the project site. All MDFW
nests identified shall be flagged for avoidance. Nests that cannot be avoided are to be
manually deconstructed prior to land clearing activities to allow animals to escape
harm. If a litter of young is found or suspected, nest material is to be replaced, and the
nest left alone for two to three weeks before a re-check to verify that young are
capable of independent survival before proceeding with nest dismantling.

(HCD-Planning)

Mitigation Measure Action (MMA) 2a: Prior to the issuance of permits from Building
Services, the applicant/owner shall submit to HCD-Planning for review and approval a
copy of a contract with a qualified biologist to conduct the required pre-construction
surveys for MDFW.

Mitigation Measure Action (MMA) 2b: Prior to final inspection from Building Services,
applicant/owner shall submit to HCD-Planning a brief report prepared by the project
biologist as to incidents regarding MDFW.

16. PDMMO003 - AMERICAN BADGER

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

The project biologist shall conduct focused pre-construction surveys for badger dens
no more than two weeks prior to construction in all suitable habitat proposed for
construction, ground disturbance, or staging. If no potential badger dens are present,
no further mitigation is required. If potential dens are observed, the following
measures are required to avoid potential significant impacts to the American badger:

- If the qualified biologist determines that potential dens are inactive, the biologist
shall excavate these dens by hand with a shovel to prevent badgers from re-using
them during construction.

- If the qualified biologist determines that potential dens may be active, the
entrances of the dens shall be blocked with soil, sticks, and debris for three to five
days to discourage the use of these dens prior to project disturbance. The den
entrances shall be blocked to an incrementally greater degree over the three- to
five-day period. After the qualified biologist determines that badgers have stopped
using active dens within the project boundary, the dens shall be hand-excavated with
a shovel to prevent re-use during construction.

(HCD-Planning)

Mitigation Measure Action (MMA) 3a: Prior to the issuance of permits from Building
Services, the applicant/owner shall submit to HCD-Planning for review and approval a
copy of a contract with a qualified biologist to conduct the required pre-construction
surveys for MDFW.

Mitigation Measure Action (MMA) 3b: Prior to final inspection from Building Services,
applicant/owner shall submit to HCD-Planning a brief report prepared by the project
biologist as to incidents regarding American badger.

PLN200047
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17. PDMMO004 - BURROWING OWL

Responsible Department: RMA-Planning

Condition/Mitigation The project biologist shall conduct pre-construction surveys in suitable habitat within

Monitoring Measure: - {he  construction footprint and within 250 feet of the footprint no more than 14 days
prior to the start of construction. If ground disturbing activites are delayed or
suspended for more than 14 days after the pre-construction survey, the site shall be
resurveyed again within 14 days of the initiation of construction. If no burrowing owls
are found, no further mitigation is required.

If it is determined that burrowing owls occupy the site during the non-breeding season
(September 1 through January 31), then a passive relocation effort (e.g., blocking
burrows with one-way doors and leaving them in place for a minimum of three days)
may be necessary to ensure that the owls are not harmed or injured during
construction. Once it has been determined that the owls have vacated the site, the
burrows can be collapsed, and ground disturbance can proceed. If burrowing owls are
detected within the construction footprint or immediately adjacent lands (i.e., within
250 feet of the footprint) during the breeding season (February 1to August 31), a
construction-free buffer of 250 feet shall be established around all active owl nests.
The buffer area shall be enclosed with temporary fencing, and construction equipment
and no staff or personnel shall enter the enclosed setback areas. Buffers are to
remain in place for the duration of the breeding season or until it has been confirmed
by a qualified biologist that all chicks have fledged and are independent of their
parents. After the breeding season, passive relocation of any remaining owls may take
place as described above.

(HCD-Planning)

C°":4P“a_'t‘ce_°r Mitigation Measure Action (MMA) 4a: Prior to the issuance of permits from Building

onitoring . . . . .

Action to be Performed: O€TVices, the apphcant{owner shgl! submlt t.o HCD-Planning for rev!ew and approvall a
copy of a contract with a qualified biologist to conduct the required pre-construction
surveys for burrowing owls.

Mitigation Measure Action (MMA) 4b: Prior to final inspection from Building Services,
applicant/owner shall submit to HCD-Planning a brief report prepared by the project
biologist as to incidents regarding burrowing owls.
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18. PDMMO005 - WESTERN POND TURTLE

Responsible Department: RMA-Planning

Condition/Mitigation The project biologist shall conduct presence/absence trapping surveys within the

Monitoring Measure: | site Pond prior to ground-disturbing activities within the project site. The survey shall
be conducted between April and October, but preferably in June or July when western
pond turtles are most active. Survey methods shall be based on protocols established
by the 2006 USGS in the Western Pond Turtle Trapping Survey Protocol for the
Southcoast Ecoregion. If western pond turtles are not detected during the trapping
survey, this species can be assumed no present within the pond or project site and no
additional mitigation is required.

If western pond turtles are detected during the survey, the project biologist shall
conduct a pre-construction survey for western pond turtle and their nests within the
project site no more than three days prior to construction. Any western pond turtles
discovered within the project site immediately prior to or during project activities shall
be allowed to move out of the area of their own volition. If this is not feasible, they
shall be captured by a qualified biologist and relocated out of harm's way to the
nearest suitable habitat at least 100 feet upstream or downstream from where the
individual was found in the project site. If a western pond turtle nest is found, it shall
be monitored and avoided until the eggs hatch.

(HCD-Planning)

Compliance or |\Jitigation Measure Action (MMA) 5a: Prior to the issuance of permits from Building
Monitoring . . . _ . f . d |
Action to be Performed: Services, the applicant/owner shall submit to HCD-Planning for review and approval a
copy of a contract with a qualified biologist to conduct the required pre-construction
surveys for Western pond turtle.

Mitigation Measure Action (MMA) 5b: Prior to final inspection from Building Services,
applicant/owner shall submit to HCD-Planning a brief report prepared by the project
biologist as to incidents regarding Western pond turtle.
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19. PDMMO006 - CALIFORNIA TIGER SALAMANDER (CTS) AND CALIFORNIA RED-LEGGED FROG (CRLF)

Responsible Department: RMA-Planning

Condition/Mitigation The gpplicant/owner shall comply with the Endangered Species Act (ESA) or the

Monitoring Measure:  California Endangered Species Act (CESA) and consult with the US Fish and Wildlife
Service (USFWS) and (for CTS only) CDFW to obtain incidental take permits for CTS
and CRLF prior to the issuance of a grading permit. The project applicant will be
required to retain a qualified biologist to prepare a mitigation plan, which will include,
but is not limited to, identifying avoidance and minimization measures, a mitigation
strategy, compensatory mitigation, success criteria, success monitoring, and funding
assurances. The project applicant will be required to implement the approved plan and
any additional permit requirements.

(HCD-Planning)

C°“:4P“a_'t‘cé°r Mitigation Measure Action (MMA) 6a: Prior to initiation of any ground disturbance, the

onitoring . . .

Action to be Performed: aPplicant/owner shall submit to HCD-Planning a copy of the approved CTS and CRLF
incidental take permits from the USFWS.

Mitigation Measure Action (MMA) 6b: Prior to initiation of any ground disturbance,
applicant/owner shall submit to HCD-Planning a copy of the approved CTS incidental
take permit from the CDFW.
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20. PDMMO007 - NORTHERN CURLY-LEAVED MONARDELLA

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Approximately 176 northern curly-leaved monardella individuals were observed within
scrub and ruderal areas habitat. Individuals that are not in the construction footprint
shall be fenced or flagged for avoidance. The project biologist shall supervise the
installation of protective fencing and monitor the site at least once per week until
construction is complete to ensure that the protective fencing remains intact. If
avoidance of all northern curly-leaved monardella is not possible, a Rare Plant
Restoration Plan shall be prepared by a qualified biologist and submitted to
HCD-Planning for review and approval. The plan shall include, though is not limited to,
a detailed description of restoration areas, plant source material, planting
specifications, and a monitoring program that describes annual monitoring efforts
which incorporate success criteria and contingency plans if success criteria are not
met.

(HCD-Planning)

Mitigation Measure Action (MMA) 7a: Prior to issuance of permits from Building
Services, the applicant/owner shall submit to HCD-Planning a copy of a contract with a
qualified biologist to supervise installation of protective fencing and monitor the site at
least once per week until construction is complete to ensure that the protective fencing
remains intact.

Mitigation Measure Action (MMA) 7b: If avoidance of Northern curly-leaved monardella
is not feasible, then prior to issuance of permits from Building Services,
applicant/owner shall submit to HCD-Planning for review and approval a Rare Plant
Restoration Plan. Following construction, the applicant/owner shall submit to
HCD-Planning a copy of a contract with a qualified restoration practitioner to
implement the approved Rare Plant Restoration Plan and a copy of a contract with a
qualified biologist to implement any monitoring required by the Plan. All monitoring
reports required by the Plan shall be submitted to HCD-Planning. Prior to final
inspection from Building Services, applicant/owner shall submit to HCD-Planning a
final report prepared by the project biologist with recommendations for continued
success of the restored Northern curly-leaved monardella.
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21. PDMMO008 - WATERS OF THE U.S. AND STATE

Responsible Department: RMA-Planning

Condition/Mitigation  Applicant/owner shall comply with the Clean Water Act and Fish and Game Code and

Monitoring Measure: - ordinate with the Army Corps of Engineers (USACE) to obtain a Section 404 Water
Quality Certification Permit, the Regional Water Quality Control Board (RWQCB) to
obtain a Section 401 Water Quality Certification, and California Department of Fish
and Wildlife (CDFW) to obtain a Section 1602 Lake and Streambed Alteration
Agreement. All measures included in the permits to avoid, reduce, or mitigate impacts
to waters of the U.S. and state shall be implemented. These measures may include,
but not be limited to, construction timing restrictions, revegetation of disturbed areas,
monitoring, and reporting.

(HCD-Planning)

C°“:4P“a_'t‘cé°r Mitigation Measure Action (MMA) 8a: Prior to initiation of any ground disturbance,

onitoring . . . .

Action to be Performed: aPplicant/owner shall submit to HCD-Planning a copy of the approved Section 404
Water Quality Certification from the USACE.

Mitigation Measure Action (MMA) 8b: Prior to initiation of any ground disturbance,
applicant/owner shall submit to HCD-Planning a copy of the approved Section 401
Water Quality Certification from the RWQCB.

Mitigation Measure Action (MMA) 8c: Prior to initiation of any ground disturbance,
applicant/owner shall submit to HCD-Planning a copy of the approved Lake and
Streambed Alteration Agreement from CDFW.

22. PDMMO009 - PALEONTOLOGICAL RESOURCES

Responsible Department: RMA-PIanning

Condition/Mitigation |n the event a previously unknown fossil is uncovered during project-related ground

Monitoring Measure: . . . . .
disturbance, all work shall cease untili a certified professional paleontologist can
investigate the finds and make appropriate recommendations. Recommendations
shall include fossil salvage, curation, and reporting requirements. Owner/applicant
shall include a note on the construction plans (each of the demolition and grading
sheets) encompassing the language contained in this mitigation measure, including all
compliance actions.

(HCD-Planning)

Compliance or  |\jitigation Measure Action (MMA) No. 9
Actiontober:'::;:‘::: Prior to the issuance of permits from HCD-Building Services, owner/applicant shall
submit to HCD-Planning for review and approval construction plans containing the
language of this mitigation measure.
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23. PDMMO010 - TRIBAL CULTURAL RESOURCES

Responsible Department: RMA-Planning

Condition/Mitigation A note shall be included on the construction set of plans as follows:

Monitoring Measure:
“If archaeological resources or human remains are accidentally discovered during
construction, the following steps will be taken:
- Halt all excavation or disturbance of the site or any nearby area reasonably
suspected to overlie adjacent human remains until:
The coroner of the county in which the remains are discovered must be contacted to
determine that no investigation of the cause of death is required; and
If the coroner determines the remains to be Native American:
1. The coroner shall contact the Native American Heritage Commission and HCD -
Planning within 24 hours.
2. The Native American Heritage Commission shall identify the person or persons
from a recognized local tribe of the Esselen, Salinan, Costonoans/ Ohlone and
Chumash tribal groups, as appropriate, to be the most likely descendent.
3. The most likely descendent may make recommendations to the landowner or the
person responsible for the excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains and any associated grave goods as provided
in Public Resources Code Section 5097.9 and 5097.993, or
4. Where the following conditions occur, the landowner or his authorized
representatives shall rebury the Native American human remains and associated
grave goods with appropriate dignity on the property in a location not subject to further
subsurface disturbance:
a. The Native American Heritage Commission is unable to identify a most likely
descendent or the most likely descendent failed to make a recommendation within 24
hours after being notified by the commission.
b. The descendent identified fails to make a recommendation; or
c. The landowner or his authorized representative rejects the recommendation of the
descendent, and the mediation by the Native American Heritage Commission fails to
provide measures acceptable to the landowner.”

(HCD-Planning)

Compliance or |\jitigation Measure Action (MMA) No. 10
Actiontobe::::r::z Prior to the issuance of permits from HCD-Building Services, owner/applicant shall
submit to HCD-Planning for review and approval location of the note on the
construction set of plans.
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24. PSDP001 — PROJECT BIOLOGIST (MITIGATION MEASURES)

Responsible Department: RMA-Planning

Condition/Mitigation |5 order to ensure grading and construction activites are conducted in accordance
Monitoring Measure:  \ith the recommendations contained in the Biological Assessment (LIB2000157), the
applicant/owner shall submit to HCD-Planning for review and approval a copy of a
contract with a qualified biologist (the Project Biologist). The contract shall ensure that
Mitigation Measure No(s).1, 2, 3, 4, 5, 6, 7, and 8and their respective actions are
implemented on the subject parcel (APN:187-021-041-000). The contract shall
include:
* Preparation of prepare a Biological Education Program for Employees (BEPE) in
accordance with Mitigation Measure No. 1
* Pre-construction surveys in suitable habitat for the MDFW where project-related
construction is proposed in according of Mitigation Measure 2.
*  Pre-construction surveys for badger dens no more than two weeks prior to
construction in all suitable habitat proposed for construction, ground disturbance, or
staging in accordance with Mitigation Measure No. 3
*  Pre-construction surveys in suitable habitat within the construction footprint and
within 250 feet of the footprint no more than 14 days prior to the start of construction
in accordance with Mitigation Measure No. 4
* Presence/absence trapping surveys within the Insite Pond prior to
ground-disturbing activities within the project site in accordance with Mitigation
Measure No. 5. The survey shall be conducted between April and October, but
preferably in June or July when western pond turtles are most active.
* Preparation and acquisition of incidental take permits for CTS and CRLF in
accordance with Mitigation Measure No. 6.
+ Review and installation of protective fencing, and monitoring of the site at least
once per week until construction is complete to ensure that the protective fencing
remains intact in accordance with Mitigation Measure No. 7.
* Preparation and acquisition of a Section 404 Water Quality Certification Permit,
Section 401 Water Quality Certification, and Section 1602 Lake and Streambed
Alteration Agreement in accordance with Mitigation Measure No. 8
» Final report submitted to HCD-Planning for review and approval that is sufficient in
detail to explain how protection objectives have been met and any impacts incurred
outside those previously analyzed including, though not limited to deviation from
measures, modifications required in the field, occurrences of halting construction
and/or any other issues identified.
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Compliance or
Monitoring
Action to be Performed:

Prior to issuance of permits from Building Services, owner/applicant shall submit to
HCD-Planning for review and approval the contract with the Project Biologist. Should
HCD-Planning find the contract incomplete or unacceptable, the contract will be
returned to the owner/applicant and a revised contract shall be re-submitted for review
and approval.

Prior to initiation of any ground disturbance, applicant/owner shall submit to
HCD-Planning approved CTS and CRLF incidental take permits from the USFWS, in
accordance with Mitigation Measure No. 6.

Prior to initiation of any ground disturbance for construction of culverts,
applicant/owner shall submit to HCD-Planning evidence of approved Section 404 and
Section 401 permits, and Section 1602 agreement, as indicated in Mitigation Measure
No. 8

Prior to final permits from Building Services, applicant/owner shall submit to
HCD-Planning a brief report prepared by the Project Biologist as to incidents regarding
the species indicated in Mitigation Measure No(s). 1, 2, 3, 4, 5 and 7. Species
covered during the BEPE training session, Monterey dusky-foot woodrat, American
badger, burrowing owl, western pond turtle and the Northern curly-leaved monardella.

Prior to final inspection from Building Services, owner/applicant shall submit to
HCD-Planning for review and approval final reports prepared by the project biologist.
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25. PSDP002 - PROJECT BIOLOGIST (REVEGETATION PLAN)

Responsible Department: RMA-Planning

Condition/Mitigation To  ensure replanting installation is conducted in accordance with the
Monitoring Measure: o commendations  contained in  the Re-vegetation Plan  (LIB210068) the
applicant/owner shall submit to HCD-Planning for review and approval the contract
with a qualified biologist (the Project Biologist). In accordance with Condition No. 14,
Notice of Report, the contract shall ensure that all the recommendations of the
Re-vegetation Plan are implemented on the subject parcel (APN:187-021-041-000).
These recommendations include, although not limited to:
1. Re-vegetation Plan implementation occurs immediately following construction,
either immediately before or at, the beginning of the rainy season;
2. Areas temporarily disturbed by the project (2.6 acres) replanted with native
grassland vegetation collected from the project vicinity or acquired from local
suppliers;
3. Re-vegetated areas limited to 10% relative cover of any scrub species or other
non-grassland species;
4. Supplemental irrigation during the normal wet season (October 15 to April 15) to
potentially increase survival and promote germination;
5. Scrub species, other non-grassland species, and invasive plant species removed
from the re-vegetation areas annually for five (5) years after initial installation. All
removed species disposed at an appropriate off-site facility;
6. Herbicide treatment, if implemented, applied according to the Re-vegetation Plan’s
best management practices;
7. Monitoring of the re-vegetation areas conducted by a qualified biologist
subsequent to the installation (within 30 days) and annually in the late spring for the
next five (5) years, at a minimum
8. Each monitoring report submitted to the Service and CDFW subsequent to each
monitoring visit;
9. Final report, submitted at the end of the monitoring period, that includes a
cumulative analysis, summary of the data collected throughout the duration of the
monitoring period, and a definitive statement as to the success of the revegetation
based on the success criteria provided in this document; and
10. Adaptive management that consists of evaluating the monitoring data and
modifying the revegetation approach or Planting Plan to increase the potential to
achieve the stated success criteria. All adaptive management changes are subject to
Service and CDFW notification and approval.
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Compliance or
Monitoring
Action to be Performed:

Prior to the issuance of construction permits for grading or building, the
owner/applicant shall submit to HCD-Planning a copy of the contract between the
owner/applicant and a qualified biologist (referred to as the project biologist). The
contract shall be submitted to the HCD-Planning for review and approval. Should
HCD-Planning find the contract incomplete or unacceptable, the contract will be
returned to the owner/applicant and a revised contract shall be re-submitted for review
and approval. The contract shall include the revegetation requirements, goals and
success criteria, planting plan, maintenance, implementation schedule, monitoring and
reporting, and contingency and adaptive management, as indicated in the
Re-vegetation Plan.

Prior to the issuance of construction permits for grading or building, the
owner/applicant shall submit to HCD-Planning a letter prepared by the Project
Biologist indicating that the native grassland seeds were acquired from a local nursery
or collected from populations of naive grass plants within the project site and other
areas of the property.

Prior to the end of the monitoring period, applicant/owner shall submit to
HCD-Planning a final monitoring report prepared by the Project Biologist. The
monitoring report shall include, but is not limited to, the following information:
indicating the results of the data collection, dates and description of all maintenance
activities  conducted during the reporting period, photographic documentation,
description of the general health and vigor of the vegetation, description of any pests
or circumstances substantially affecting the vegetation, description of any changes in
the physical environment since the end of the previous reporting period and since the
beginning of the monitoring period, the number and species of plants that are
unhealthy or have died during the reporting period and since the beginning of the
monitoring period, and recommendations for further maintenance and management
that a be necessary for maintaining the success criteria in the Re-Vegetation Plan.

26. PDSP003 - CONCEPT CONSTRUCTION MANAGEMENT PLAN (CMP)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Applicant/owner shall submit a Concept Construction Management Plan (CMP) to
HCD-Planning for review and approval. The Concept CMP shall include the following,
at minimum:

*  Duration of construction,

« Days and hours of operation,

»  Truck routes,

+ Estimated number of truck trips that will be generated,

*  Number of employees onsite per day,

» Parking areas for equipment, vehicles, and portable toilets

+ Staging areas, and

»  Stockpile areas.

Prior to issuance of permits from Building Services, applicant/owner shall submit to
HCD-Planning a Concept CMP for review and approval.

PLN200047
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27. PDSP0004 - ALTERNATIVE WINDOW TREATMENT (NON-STANDARD)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

RMA-Planning

Glass windows on the West-facing elevation of the approximately 4,000 square foot
single-family dwelling residence have the potential for glare in the dusk/sunset portion
of the day. Therefore, the applicant/owner shall use non-reflective, non-glare glass,
along with shading treatment, in order to control visibility of the interior lighting from
the exterior.

Prior to issuance of building/grading permits, the applicant/owner shall submit
schematic plans and elevations of the West elevation that implement the
non-reflective, non-glare glass and the shading treatment.

Applicant/owner shall submit product information sheets and a narrative describing the
product characteristics that make it suitable for the purpose of controlling visibility of
interior lighting from the exterior.

Prior to occupancy, owner/applicant shall provide suitable evidence of a nighttime
study showing operational visibility of the interior lighting through the installed windows
from the exterior.

On an on-going basis, the Owner/Applicant shall ensure the non-reflective, non-glare
glass and shading treatment are operated and maintained in accordance with the
approved plan.

PLN200047
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28. CCO01 INDEMNIFICATION AGREEMENT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be Performed:

County Counsel-Risk Management

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 Ilimited to Government Code Section
66474.9, defend, indemnify and hold 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 period provided for under law, including but not limited
to, Government Code Section 66499.37, 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 result 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/her/its 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, recordation of the
certificates of compliance 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 to promptly
notify the property owner of any such claim, action or proceeding or fails to cooperate
fully in the defense thereof, the property owner shall not thereafter be responsible to
defend, indemnify or hold the County harmless. (County Counsel-Risk Management)

Upon demand of County Counsel or concurrent with the issuance of building permits,
use of the property, recording of the final/parcel map, or recordation of Certificates of
Compliance, whichever occurs first and as applicable, the Owner/Applicant shall
submit a signed and notarized Indemnification Agreement to the Office of County
Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted
to the Office of County Counsel-Risk Management
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CLIENT NAME MIKE KNOOP & MICHELLE WRIGHT c/o Studio Schicketanz
ARCHITECT Studio Schicketanz
P.O. Box 2704
Carmel, CA 93921
Phone: 831.622.9000 Ext. 13 Fax: 831.309.9932
Contact: Jay Auburn
E-Mail:  jay@studioschicketanz.com
SURVEYOR WHITSON ENGINEERS
6 Harris Court, Monterey, California 93940
Phone: 831.649.5225
E-mail: rweber@whitsonengineers.com
Richard Weber
PROPERTY ADDRESS 120 Country Club Heights, Carmel Valley, CA 93924

APN/ LOT SIZE:

PROJECT LOT APN/SIZE:
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VISUAL IMPACT ANALYSIS

SUMMARY

LOT LINE ADJUSTMENT BETWEEN:

* LOT 1: APN 187-021-040
* LOT 2: APN 187-021-041

LOT 1
APN NUMBER 187-021-040-000
ORIGINAL AREA 185.06 AC
PROPOSED AREA 141.35 AC
AREA TRANSFERED 43.71 AC

ORIGINAL LAND USE DESIGNATION RDR/10-D-S-RAZ & PG/40-VS

PROPOSED LAND USE DESIGNATION RDR/10-D-S-RAZ

RECORD OWNER MICHAEL & MICHELLE KNOOP
1279 LAUREL HILL DRIVE

RECORD OWNER ADDRESS
SAN MATEO, CA 94402
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RDR/10-D-S-RAZ & PG/40-VS /
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1279 LAUREL HILL DRIVE

RECORD OWNER ADDRESS
SAN MATEO, CA 94402 7
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(E) NATURAL GRADET‘

NORTH - SOUTH SECTION

1/1 6|| — 1I_0II

NORTH-SOUTH SITE SECTION @ GARAGE

1/1 6|| — 1I_0II

EAST-WEST SITE SECTION

1/1 6|| — 1I_0II

(E) NATURAL GRADE

KNOLL MAX. HEIGHT 2109.35

(E) NATURAL GRADE

TITLE SECTIONS DATE 21/04/08 SHEET
SCALE 1/16" = 1-0"
KNOOP RESIDENCE - 8
P.O. Box 2704, Carmel, CA, 93921 831.622.9000 JOB NUMBER 1 91 9
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LEGEND

CRUSHED AGGREGATE. 4" MIN - 6" MAX

CONSTRUCTION MGT

I PROPOSED HOUSE ™~
~ 9] ~ ORIGINAL GRADE
25% OR GREATER SLOPE / ’ |‘ EARTH MOVING/GRADING
/ et //\ *ﬁ/“\“ff 77777777777 >>' 1. REMOVE EXISTING VEGETATION ONLY WHEN NECESSARY.
=7, ~
N R ‘ . 2. PLANT TEMPORARY VEGETATION WHEN SLOPE HAVE BEEN DISTURBED BUT CONSTRUCTION IS STILL
NN ON-SITE STOCKPILE/STAGING AREAS // 7 — ~ \_12.. MIN. UNLESS OTHERWISE D HGOING BURING D R AN,
SRR STABILIZED CONSTRUCTION ENTRANGE. DETAIL TC-1 7 4 \ SPECIFIED BY SOILS ENGINEER SECTION 3. PROTECT DOWN SLOPE DRAINAGE COURSES BY RECOGNIZED METHODS SUCH AS THOSE IN THE
/ s | - SECTION CASQA HANDBOOK.
BN CONCRETE WASHOUT FACILITY. DETAIL WM-8 7L TN ~ \\AﬂL 4. USE CHECK DAMS OR DITCHES TO DIVERT WITH TARPS.
B // T ! \ W 5. COVER STOCKPILES OF EXCAVATED SOIL WITH TARPS.
| E. PARKING | EMPLOYEE PARKING AREA j ~ NOTE: CONSTRUCT SEDIMENT 6. SCHEDULE GRADING ACTIVITIES DURING DRY PERIODS.
“““ : ~ BARRIER AND CHANNELIZE RUNOFF . 7. CASQA BMP HANDBOOK -EROSION CONTROL.
PORTABLE SANITATION FACILITY <L ;‘ > TO SEDIMENT TRAPPING DEVICE L
|_
1 < 0 PORTABLE SANITATION FACILITY
S ~ = g
TEMPORARY MATERIAL & EQUIPMENT STORAGE <N X ~ a oz 1. LOCATE AWAY FROM DRAINAGE FACILITIES, WATERCOURSES AND FROM TRAFFIC CIRCULATION
~ \ ; \ \ N \ 6 E ?_5 g 2. MUST BE EQUIPPED WITH CONTAINMENT TO PREVENT DISCHARGE OF POLLUTANTS TO THE STORM
- - SILT FENCE/FIBER ROLL PER CASQA DETAILS SE-1 ‘ K ~ o o CE DRAINAGE SYSTEM.
\ \ ~ w } } 'ﬁ':J <Z( |.|>J 3. WASTE WATER SHOULD NOT BE DISCHARGED OR BURIED WITHIN THE PROJECT SITE.
STAKED FIBER ROLLS 2 o o w i 4. TEMPORARY SANITARY FACILITIES THAT DISCHARGE TO THE SANITARY SEWER SYSTEM SHOULD BE
FIBER ROLLS STAKED IN ~ ?5 } } O l<T: (:5 PROPERLY CONNECTED TO AVOID ILLICIT DISCHARGES.
................. APPROVED FIRE FUEL REDUCTION ZONE \PLACE AT 20' O.C. ~ = | _yEZ é Z 5. gég{;/égv AND SEPTIC FACILITIES SHOULD BE MAINTAINED IN GOOD WORKING ORDER BY A LICENSED
5 - - .
........... PROPOSED FIRE FUEL REDUCTION ZONE \ 4 \SI LT FENCING SE-1 = L =39 6. ONLY REPUTABLE, LICENSED SANITARY AND SEPTIC WASTE HAULERS SHOULD BE USED.
HL L TEMP. PIPE CULVERT AS 2 & 7. CASQA BMP HANDBOOK - SANITARY/SEPTIC WASTE MANAGEMENT WM-9
————————————————— LIMIT LINE OF CONSTRUCTION ACTIVITIES LT A NEEDED o
20' MIN. OR MAX ALLOWED BY SITE NOTES
_____ TREE PROTECTION (FOR SMALLER SITES) 1. CONTRACTORS STAGING AREA DESIGNATED FOR FOLLOWING STORM WATER BEST MANAGEMENT
PRACTICES: SCHEDULING, WATER CONSERVATION PRACTICES, VEHICLE AND EQUIPMENT CLEANING,
~.—MATCH EXISTING GRADE PLAN VEHICLE AND EQUIPMENT MAINTENANCE, MATERIAL DELIVERY AND STORAGE, STOCKPILE
- MANAGEMENT, SPILL PREVENTION AND CONTROL, SOLID WASTE MANAGEMENT, HAZARDOUS WASTE
MANAGEMENT, CONCRETE WASTE MANAGEMENT, SANITARY WASTE MANAGEMENT.
s STABILIZED CONSTRUCTION ENTRANCE'EXIT 2. REFER TO THE CASQA BMP HANDBOOK FOR BMP FACT SHEETS.
1 ) \\ \ TC 3. PRIOR TO COMMENCEMENT OF ANY LAND DISTURBANCE, THE OWNER/APPLICANT SHALL SCHEDULE
//_ \\\ \ \\\ N '1 AN INSPECTION WITH RMA-ENVIRONMENTAL SERVICES TO ENSURE ALL NECESSARY SEDIMENT
e Z// \ NWR N ~N % CONTROLS ARE IN PLACE AND THE PROJECT IS COMPLIANT WITH MONTEREY COUNTY GRADING AND
— \ “.LEACH FlELD\\ AN 4 AR, EROSION CONTROL REGULATIONS.
\\\;AREA\\\\, N\ \\ ey ST 7, 77 4. DURING CONSTRUCTION, THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION WITH RMA-
\E\ 7 < ™ < e 7T v ENVIRONMENTAL SERVICES TO UPDATE COMPACTION TEST RECORDS, INSPECT DRAINAGE DEVICE
. ) y / \\ XNl i L e - - INSTALLATION, REVIEW THE MAINTENANCE AND EFFECTIVENESS OF BMP-S INSTALLED, AS WELL AS
_ —~ 67 / 7/ 2 @ N7 NN >~ &) N ,/’ \\\\ TO VERIFY THAT POLLUTANTS OF CONCERN ARE NOT DISCHARGED FROM THE SITE.
7 7 / / S N — / 5. PRIOR TO FINAL INSPECTION, THE OWNER/APPLICANT SHALL SCHEDULE AN INSPECTION WITH RMA-
S N \,
/ / v N2 /58 Lo L | & $ Y ~ ENVIRONMENTAL SERVICES TO CONDUCT A FINAL GRADING INSPECTION, COLLECT FINAL
/ / e o - I:E\ ‘ GEOTECHNICAL LETTER OF CONFORMANCE, ENSURE THAT ALL DISTURBED AREAS HAVE BEEN
/ J/ > =T S / AR \ N, / STABILIZED AND THAT ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES THAT ARE NO
/ v LT A s : \ \ AT / 30w LONGER NEEDED HAVE BEEN REMOVED.
/ ‘ / - - ,I’ — - ‘ i / N 6. DUST FROM GRADING OPERATIONS MUST BE CONTROLLED. THE OWNER OR CONTRACTOR MAY BE
e ,/ 2 / ,I STOCKPILE / REQUIRED TO KEEP ADEQUATE EQUIPMENT ON THE GRADING SITE TO PREVENT DUST PROBLEMS.
/ ‘ ‘l ‘ { / 7. IT SHALL BE THE RESPONSIBILITY OF THE OWNER AND THE PERMITEE TO ENSURE THAT EROSION
I ‘ | ,' / DOES NOT OCCUR FROM AN ACTIVITY DURING OR AFTER PROJECT CONSTRUCTION. ADDITIONAL
\ STABILIZED CONSTRUCTION | 4 MEASURES BEYOND THOSE SPECIFIED, MAY BE REQUIRED AS DEEMED NECESSARY TO CONTROL
\\\ ENTRANCE \ P ACCELERATED EROSION.
‘\ - < 8. TEMPORARY EROSION CONTROL TO BE INSTALLED BETWEEN OCTOBER 1 AND APRIL 15.
\ \ \ — . P \ ”,——” XSILT FENCE. FIBER ROLLS MAY 9. THE GROUND SURFACE SHALL BE PREPARED TO RECEIVE FILL BY REMOVING VEGETATION, TOPSOIL
~ D e 2 A, \\\ g BE ] AND OTHER UNSUITABLE MATERIALS AND SCARIFYING THE GROUND TO PROVIDE A BOND WITH THE
— T s — S ’,,/ USE AS ALTERNATE FILL MATERIAL.
o — T, Sl AT - 10. THE CONTRACTOR OF RECORD IS RESPONSIBLE FOR THE EROSION AND SEDIMENT CONTROL BMP
- TR e L L 2L T IIATo \ PROTECTION PLAN INSTALLATION AND MAINTENANCE.
— ey AV AV Ll ———l L
~ T RS ket el L
\ VS e —
LN P P 2 MAX
ol P AN, 1 ANCHORED SILT FENCE
Lol . TARP OR
N PLASTIC SHEET
/ T
100' FIRE FUEL REDUCTION ZONE SECTION
250' FIRE FUEL MITIGATION ZONE—»
| FIBER ROLL 8' @ MIN.
SLop,
////
3" x 3" WOOD STAKES MAX.
5|¢ _y 4' SPACING
STAKES TO BE ENTRENCHMENT DETAIL CROWN DRIP LINE OR OTHER LIMIT
TEMPORARY SILT FENCING ‘%O%\p INSTALLED 4' O.C. OF TREE PROTECTION AREA.
o\ n
7@6 TREE PROTECTION FENCE: HIGH DENSITY POLYETHYLENE
4 FENCING W/ 3.5" X 1.5" OPENINGS; COLOR ORANGE.STEEL POSTS
< INSTALLED AT 8' O.C.
/ ROCK SACKS (NO SANDBAGS) 2'X 6 STEEL POSTS OR APPROVED EQUAL.
LATH & FLAGGING ON 5" THICK LAYER OF MULCH.
0 DY B ALL SIDES e ol
‘ 0 : JFNSTALL FIBER ROLL ALONG A LEVEL CONTOUR. MAINTAIN EXISTING GRADE WITH THE TREE PROTECTION FENCE
? 10 MIL. MUST BE OVERLAPPED, NOT ABUTTED. TURN ENDS OF
z UJ PLASTIC U | FIBER ROLL UP-SLOPE TO PREVENT RUN OFF FROM GOING
1 ~| LNING | < INSTALL A FIBER ROLL NEAR A SLOPE AROUND THE ROLL. NOTES:
‘ U I k U 1 WHERE IT TRANSITIONS INTO A STEEPER \ ( NO EQUIPMENT SHALL OPERATE INSIDE THE PROTECTIVE
) S SLOPE TYPICAL FIBER ROLL INSTALLATION DETAIL A FENCING INCLUDING DURING FENCE INSTALLATION AND
O O o o 0O ® REMOVAL.
PLAN FIBER ROLLS. DETAIL SE-5 TREE PROTECTION DETAIL
'BELOW GRADE' 10 MIL. PLASTIC LINING
/ l 100" WOOD FRAME SECURELY FASTENED
( \ MIN /Q_FF‘EEENSD ENTIRE PERIMETER W/2 Material Delivery and Storage WM-1 Solid Waste Management WM-5 Hazardous Waste Management WM-6
K \ \ (I::Ca te;:sri_ci:Zon(ro\ :ca te:,::.:zgnw :: te:r:;;:zwlm‘
N ~ 6 mipen s e SRl dily
\ \ |.|_Uj WE  Wind Erosion Control WE  Wind Erosion Control WE  Wind Erosion Control
S z LB ccliin ) N e o
\_ WM ok Poon Gonrol 1 W s Pk on Gontrol W Pabon Comrol
. (2) STACKED 2x12 ROUGH WOOD e e = i 6 ey i
FRAME W/ STAKES Secondary Category [X] secondary Objective Secondary Objective
;—10 MIL. PLASTIC LINING
NOTES: PR argete. onstituents argete: onstituents argete onstituents
PLAN 1. ACTUAL LAYOUT DETERMINED IN FIELD l?lif:::,l::t-:::,’:feli::'ﬁ‘::tehe discharge of pollutants from :edi:enlt = = : & Description and Purpose -Sredi:emt S - - & Description and Purpose ;dilfenr o€ = .
'ABOVE GRADE' 2. CONCRETE WASHOUT SIGN SHALL BE INSTALLED WITHIN mattcrial deliv;ly and stpl:ageutlo ﬂ:e stormfu;ater ?stem o:‘ e Nutrients g fogd Was':e manlagen’t!ﬁ"‘fdpfﬂ}fedgure? zng Ptfactti‘i[es ‘:1'3 dﬁSiEEU_Cd Nutrients = Er?"cgt or erL‘th(:ﬂ’llhc d{;]:cll;“rge of Pf”l}tflmfs to ST‘-;“'S‘.N;“"“ 3;"‘"“ :utri:nts g
! watcreourses by minimizing the storage of hazardous materials Trash o prevent or reduce the discharge of pollutants to stormwater o azardous waste throu roper material use, waste disposal, ras|
EROSION CONTROL & CONSTRUCTION 30 OF THE TEMPORARY CONGRETE WASHOUT PAGILITY e, iy vl g iy v meSesepesandudtangee L, @ and traiaing of employees and subcontractors. g
;::};i’;;;::';E;é‘;ﬁg:gg?é;?fsar insi)eciinns, and training ?)?IC;:EEGrease g and training employees and subcontractors. ?)?ca‘i:;a(‘;rease S chz:i;aGrease §
Organics rganics rganics
MANAG E M E NT P LAN C O N C R ET E WASTE MANAG E M E N T- WM -8 This best management practice covers only material delivery ° = ?
1|| — 80|_0u i;‘;::;‘iagzé)I;(:_IVCC;SEZf%i;rﬁnpa:eiggnc;;r:::lecll-ig})s‘;:zel%}g;z‘ Potential Alternatives Potential Alternatives Potential Alternatives
information on wastes, see the waste management BMPs in this Nane None None
section.
TITLE EROSION CONTROL & CONSTRUCTION MANAGEMENT PLAN DATE 21/04/08 SHEET
SCALE As indicated
KNOOP RESIDENCE 2 9
P.O. Box 2704, Carmel, CA, 93921 831.622.9000 JOB NUMBER 1919
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ENERGY DISSIPATOR

6"Qd SUBTERRA/NEAN PIPE; TYP.

1. DUST FROM GRADING OPERATIONS MUST BE CONTROLLED. CONTRACTOR SHALL PROVIDE ADEQUATE WATER TO
CONTROL DUST DURING AND FOR GRADING OPERATIONS.

2. THE GROUND IMMEDIATELY ADJACENT TO FOUNDATIONS SHALL BE SLOPED AWAY FROM THE BUILDING AT 5%FOR
A MINIMUM DISTANCE OF 10 FEET. IF PHYSICAL OBSTRUCTIONS OR LOT LINES PROHIBIT 10 FOOT OF HORIZONTAL
DISTANCE, A 5% SLOPE SHALL BE PROVIDED TO AN APPROVED ALTERNATIVE METHOD OF DIVERTING WATER AWAY
FROM THE FOUNDATIONS. SWALES USED FOR THIS PURPOSE SHALL BE SLOPED AT A MINIMUM 1% WHERE
LOCATED WITHIN 5 FEET OF THE BUILDING FOUNDATION. IMPERVIOUS SURFACES WITHIN 10 FEET OF THE
BUILDING FOUNDATION SHALL BE SLOPED AT A MINIMUM OF 2% AWAY FROM THE BUILDING.

ROOF DRAINAGE SHALL BE CONTROLLED BY GUTTER AND DOWNSPOUTS WITH DIRECT CONNECTION TO STORM
SYSTEM.

STORM WATER (SURFACE RUNOFF) SHALL BE COLLECTED BY DRAINAGE SWALES OUTLETTING ONTO
DISSIPATORS AS SHOWN ON THE SITE DRAINAGE PLAN.

SUBSURFACE DRAINAGE FOR RETAINING WALLS IS REQUIRED AND WILL BE COLLECTED AND PIPED TO DAYLIGHT
IN A NON-EROSIVE MANNER.

UTILITY TRENCHES WITHIN THE BUILDING PAD OR ANY NEW PAVED AREAS SHALL BE BACKFILLED WITH CLEAN,
IMPORTED SAND AND THE TRENCH BACKFILL SHALL BE COMPACTED TO 95% MIN. RE. COMPACTION. THE TOP 8"
OF TRENCH SHALL BE CAPPED WITH NATIVE SOIL. IN NON-PAVED AREAS NATIVE BACKFILL SHALL BE USED AND
COMPACTED TO 90% MIN. RE. COMPACTION.

ALL WORK IS SUBJECT TO APPROVAL BY THE PUBLIC WORKS SUPERINTENDENT INSPECTION AND ACCEPTANCE.
SPECIAL INSPECTIONS BY A SPECIAL INSPECTOR ARE REQUIRED DURING FILL PLACEMENT AND THAT PROPER
MATERIALS AND PROCEDURES ARE USED IN ACCORDANCE WITH THE PROVISION OF THE APPROVED
GEOTECHNICAL REPORT.

THE LOCATION, HEIGHT AND PLATE HEIGHTS OF THE NEW STRUCTURE MUST BE CERTIFIED BY A SURVEYOR TO BE
IN CONFORMANCE WITH THE APPROVED PLANS.

. REFER TO GEOTECHNICAL REPORT FOR ADDITIONAL INFO ON EROSION CONTROL PLANNING, GRADING
SPECIFICATIONS, SITE PREPARATION, EXCAVATIONS, BACKFILL AND OTHER SPECIAL RECOMMENDATIONS.

RECEIVING ELEVATION

.—Dl;a;;-g X IRM'V::';“M OVERFALL ELEVATION

FILTER MATERIAL

s

'ROCK d50

THICKNESS ('d')= 1.5 x MAX ROCK DIAMETER (6" MIN) SECTION

NOTES:

1. La=LENGTH OF APRON. SHALL BE SUFFICIENT TO DISSIPATE ENERGY

2. APRON SHALL BE SET AT ZERO GRADE AND ALIGNED STRAIGHT.

3. FILTER MATERIAL SHALL BE FILTER FABRIC OR 6" THICK (MIN) GRADED
GRAVEL LAYER

OVERFALL ELEVATION

9" MIN. FALL RECEIVING ELEVATION

SECTION

SWALE TERMINATION PLAN

CONSTRUCTION SPECIFICATIONS

ENSURE THAT THE SUBGRADE FOR THE FILTER AND RIPRAP FOLLOWS THE REQUIRED LINES AND GRADES SHOWN IN THE PLAN. COMPACT
ANY FILL REQUIRED IN THE SUBGRADE TO THE DENSITY OF THE SURROUNDING UNDISTURBED SOIL MAY ALSO BE FILLED BY INCREASING THE
RIPRAP THICKNESS.

THE RIPRAP AND GRAVEL FILTER MUST CONFORM TO THE SPECIFIED GRADING LIMITS SHOWN ON THE PLANS.

FILTER CLOTH WHEN USED, MUST MEET DESIGN REQUIREMENTS AND BE PROPERLY PROTECTED FROM PUNCHING OR TEARING DURING
INSTALLATION. REPAIR ANY DAMAGED FABRIC BY REMOVING THE RIPRAP AND PLACING ANOTHER PIECE OF FILTER CLOTH OVER THE
DAMAGED AREA. ALL CONNECTING JOINTS SHOULD OVERLAP 12" ;MIN. IF THE DAMAGE IS EXTENSIVE, REPLACE ENTIRE FILTER CLOTH.
RIPRAP MAY BE PLACED BY EQUIPMENT, BUT AVOID DAMAGING FILTER.

MINIMUM THICKNESS OF RIPRAP SHOULD BE 1.5 TIMES THE MAX. STONE DIAMETER.

RIPRAP MAY BE FIELD STONE OR ROUGH QUARRY STONE. IT SHOULD BE HARD, ANGULAR, HIGHLY WEATHER RESISTANT AND WELL GRADED.

CONSTRUCT THE APRON ON ZERO GRADE WITH NO OVERFALL AT THE END. MAKE THE TOP OF THE RIPRAP AT DOWNSTREAM END LEVEL
WITH THE RECEIVING AREA OR SLIGHTLY BELOW.

ENSURE APRON IS PROPERLY ALIGNED WITH RECEIVING STREAM AND STRAIGHT THROUGHOUT LENGTH.
INSPECTION AND MAINTENANCE.

INSPECT RIPRAP OUTLET STRUCTURES AFTER HEAVY RAINS TO SEE IF ANY EROSION AROUND OR BELOW THE RIPRAP HAS TAKEN PLACE OF
IF STONES HAVE BEEN DISLODGED. IMMEDIATELY MAKE REPAIRS TO PREVENT FURTHER DAMAGE.

ENERGY DISSIPATOR/SWALE TERMINATION
DET.

VEGETATED PLANTING; NO WOOD CHIP OR
MULCH GROUND COVER WITHIN INUNDATION
AREA

6" MAX

FLOWLINE; 1% SLOPE MIN., ROCK LINE
TRENCH WHERE FLOWLINE EXCEEDS 5%.
WHEN THIS OCCURS LINE SWALE W/ COCONUT
NETTING LINER SECURED IN PLACE W/ COBBLE
STONE 4"-6" SIZE

SWALE DETAIL

TITLE DRAINAGE CONTROL PLAN

KNOOP RESIDENCE

MIKE KNOOP & MICHELLE WRIGHT 120 Country Club Heights, Carmel Valley, CA 93924

APN 187-021-040 & 187-021-041

DATE 21/04/08 SHEET

SCALE As indicated
DRAWN BY LA 1 0
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FUEL MANAGEMENT NOTES

FUELS THAT PRODUCE A TWO-FOOT FLAME LENGTH AND PREVENT EMBER
PRODUCTION ARE THE RESULT OF FUEL MITIGATION TREATMENTS IN FIVE ZONES
OF VARYING ACTIONS AND DISTANCES FROM THE STRUCTURE, BASED ON
EXISTING VEGETATION AND TERRAIN IN AROUND LOT ANIMUS1. IN EACH ZONE,
THE DISTANCE IS CONSTRAINED BY THE DISTANCE TO THE PROPERTY BOUNDARY;
IN NO CASE DOES THIS FUEL MANAGEMENT PLAN AUTHORIZE THE LANDOWNER
TO TAKE FUEL MANAGEMENT ACTIONS BEYOND THE PROPERTY BOUNDARY. EACH
ZONE HAS A UNIQUE SET OF STANDARDS BY WHICH COMPLIANCE WILL BE
GAUGED. TREATMENTS IN EACH ZONE ARE FULLY DESCRIBED IN THE FUEL
MANAGEMENT STANDARDS AND REPEATED HERE. UNLESS SPECIFIED HERE,
TREATMENTS MUST BE CONSISTENT WITH THE STANDARDS. EXCEPTIONS AND
ADDITIONAL ACTIONS ARE NOTED IN BOLD, UNDERLINED ITALICS.

THE FUEL MANAGEMENT ZONES ARE:

* NON-COMBUSTIBLE ZONE, FOR A WIDTH OF 5 FEET FROM STRUCTURE
* LANDSCAPING ZONE, PER LANDSCAPING PLANS

* DRIVEWAY ZONE, FOR A WIDTH OF 15 FEET FROM EDGE OF PAVEMENT
* GRASSLAND ZONE, FOR A WIDTH OF 70 FEET FROM STRUCTURE

NON-COMBUSTIBLE ZONE - TO A DISTANCE OF 5 FEET
A NON-COMBUSTIBLE ZONE SHOULD BE MAINTAINED WITHIN IN A 5-FOOT BUFFER
AROUND STRUCTURES.

HARDSCAPE SURFACES (SUCH AS PATIOS, GRAVEL, AND BARE SOIL), AND
LANDSCAPE MATERIALS (SUCH AS LAWN, SUCCULENT HERBACEOUS PLANTS, OR
CLOSELY MOWED GRASS) ARE EXAMPLES OF NON-COMBUSTIBLE SURFACES.

LANDSCAPE ARCHITECTS ARE ENCOURAGED TO MAKE LIBERAL USE OF
HARDSCAPING WITHIN 5 FEET OF STRUCTURES AND ARE DISCOURAGED FROM
INSTALLING SHRUBS WITHIN 5 FEET OF STRUCTURES. CARE SHOULD BE TAKEN IN
THE DESIGN PHASE TO ENSURE THERE IS ADEQUATE ROOM WITHIN THE
HOMELAND FOR SUCH TREATMENTS.

LANDSCAPING ZONE - WITHIN ENTIRE LANDSCAPED AREA

APPROVED LANDSCAPING SHALL BE DESIGNED AND MAINTAINED TO MINIMIZE
FLAMMABILITY.

ORNAMENTAL LANDSCAPING OFTEN RESULTS IN LARGE AMOUNTS OF SHRUBBY
VEGETATION BEING PLANTED NEAR STRUCTURES. ALL PLANT MATERIAL THAT IS
REMOVED FROM THE LANDSCAPING SHALL BE COMPOSTED WITHIN THE
HOMELAND OR DISPOSED OFF OF THE PROPERTY. IN NO CASE CAN MATERIAL
FROM THE LANDSCAPING ZONE BE LEFT IN THE OPENLAND, AND SHALL BE
PROCESSED IF IT WILL REMAIN IN THE HOMELAND.

LANDSCAPE AREAS SHOULD BE MAINTAINED ACCORDING TO THE
RECOMMENDATIONS IN THE NON-NATIVE AND NATIVE GRASSLAND ZONES (SEE
BELOW). LANDSCAPING MAY NOT EXTEND INTO THE OPENLANDS.

DRIVEWAY ZONE - 15 (TO 30) FEET FROM EDGE OF DRIVEWAY PAVEMENT

SAFE INGRESS AND EGRESS SHALL BE MAINTAINED ALONG THE DRIVEWAY.

THE DRIVEWAY ZONE IS IMPORTANT TO ALLOW FOR SAFE PASSAGE AND TO
PROVIDE A LOCATION WHERE FIREFIGHTER RESOURCES CAN BE DEPLOYED. THE
TREATMENTS REQUIRED CORRESPOND TO VEGETATION TYPE.

a. GRASSLAND VEGETATION SHALL BE MOWED OR GRAZED WITHIN 15 FEET
FROM THE PAVEMENT EDGES.

b. THE GRASS IN ALL VEGETATION TYPES SHALL BE MOWED WITHIN 15 FEET
FROM THE PAVEMENT EDGES, ACCORDING TO THE RECOMMENDATIONS IN
THE GRASSLAND ZONE. UNDERSTORY SHRUBS SHALL BE TRIMMED
ACCORDING TO RECOMMENDATIONS IN THE OAK WOODLAND ZONES.

c. ALL CHAPARRAL, COASTAL SCRUB, AND OAK/SHRUB WOODLAND
VEGETATION SHOULD BE TREATED TO 30 FEET FROM THE PAVEMENT EDGE,
ACCORDING TO THEIR RESPECTIVE RECOMMENDATIONS.

d. ALL TREE BRANCHES EXTENDING OVER DRIVEWAY SURFACES SHOULD BE
PRUNED TO ENSURE AT LEAST 13.5 FEET OF VERTICAL CLEARANCE.

GRASSLAND ZONE - 70 FEET FROM STRUCTURES
GRASSLAND ZONES SHALL BE MOWED AT LEAST ONCE ANNUALLY AT THE BEGINNING
OF EVERY SUMMER.

BECAUSE GRASSLANDS DRY AND BECOME FLAMMABLE AT THE START OF EVERY
SUMMER, GRASSLAND AREAS WILL NEED ANNUAL ATTENTION, TYPICALLY BY
MOWING AT THE BEGINNING OF EACH SUMMER. BY MOWING IN LATE SPRING,
AFTER SEEDS HAVE SET, NATIVE GRASSES AND WILDFLOWERS WILL THRIVE IN A
LOW-HAZARD CONDITION.

a. WITHIN 70 FEET FROM STRUCTURES, ALL ANNUAL GRASSLAND AREAS SHALL
BE MOWED OR GRAZED IN EARLY SUMMER TO MAINTAIN A MAXIMUM HEIGHT
OF 4 INCHES DURING THE SUMMER. THE MOWING (OR GRAZING) DISTANCE
ON THIS PROPERTY EXCEEDS WHAT IS TYPICALLY REQUIRED BY THE 2013
FUEL MANAGEMENT STANDARDS DUE TO THE LONG EMERGENCY RESPONSE
TIMES.

b. NATIVE PERENNIAL GRASSES SHOULD BE MOWED SHORTLY AFTER THEY
HAVE SET SEED IN EARLY SUMMER TO MAINTAIN THEIR DENSITY. NATIVE
PERENNIAL GRASSES SHOULD NOT BE MOWED MORE THAN ONCE A YEAR.
CONSULT WITH THE CONSERVANCY STAFF AS NEEDED.

c. TREES GROWING WITHIN THE GRASSLAND ZONE SHALL BE TREATED
ACCORDING TO THE RECOMMENDATIONS MADE IN THE OAK SAVANNA ZONE.

d. COYOTE BUSH, AND A NUMBER OF OTHER SHRUB SPECIES, GROWING
WITHIN THE GRASSLAND ZONE, MAY BE REMOVED TO MAINTAIN OPEN
HERBACEOUS GRASSLANDS. OTHERWISE, TREAT SHRUBS AS PER THE
STANDARDS SET FORTH IN THE COASTAL SCRUB FUEL MANAGEMENT ZONE.

LEGEND

NOTES:

1. GOAL OF THE FUEL MANAGEMENT PLAN IS TO CREATE DEFENSIBLE SPACE
AROUND THE RESIDENTIAL STRUCTURE THROUGH THE REMOVAL AND THINNING
OF VEGETATION ON THE PARCEL AND DEVELOPING NEW PLANTING CONCEPTS
USING FIRE-WISE LANDSCAPING AND HABITAT RESTORATION.

2. FUEL MODIFICATION IS TO BE ACCOMPLISHED THROUGH THE REMOVAL OF
HIGHLY FLAMMABLE AND DEAD VEGETATION AROUND EXISTING AND PROPOSED
STRUCTURES, THINNING OF ADDITIONAL VEGETATION AND FIRE-WISE
LANDSCAPING WITH LOW-FUEL NATIVE PLANT MATERIALS.

3. THE FUEL MANAGEMENT ZONES ARE SPECIFIC TO THE AREAS WHERE
VEGETATION HAS BEEN REMOVED OR MODIFIED IN A MANNER THAT INCREASES
THE LIKELIHOOD THAT STRUCTURES WILL SURVIVE WILD FIRES, IMPROVE THE
DEFENSIBLE SPACE AROUND THE STRUCTURE NEEDED FOR FIREFIGHTING
ACTIVITIES, AND PREVENTS DIRECT FLAME CONTACT WITH THE STRUCTURES.
FUEL MANAGEMENT ZONES ARE CREATED TO PROTECT STRUCTURES FROM
WILDFIRE BY REDUCING THE AMOUNT OF FUEL AVAILABLE FOR A WILDFIRE. THE
REDUCTION IN AVAILABLE FUEL AFFECTS THE FLAME LENGTHS AND AMOUNT OF
HEAT PRODUCED BY THE FIRE, AS WELL AS ELIMINATING THOSE AREAS IN
LANDSCAPE WHERE EMBERS CAN IGNITE VEGETATION.

4. VEGETATION IN THE KNOOP PARCEL SHALL BE MAINTAINED PRIMARILY
THROUGH ANNUAL MOWING OF THE COASTAL PRAIRIE GRASSLAND
SURROUNDING THE STRUCTURES. IN ADDITION, REDUCTION OF FUEL LADDERS,
THE USE OF NEW FIRE-WISE LANDSCAPING USING NATIVE GRASSLAND
RESTORATION SPECIES, AND REMOVAL OF DEAD LIMBS AND OTHER GROUND
LAYING FLAMMABLE DEBRIS WILL BE INCORPORATED INTO THE MAINTENANCE
PLAN. TO RETAIN SOIL STRUCTURE AND REDUCE EROSION POTENTIAL,
COMPLETE VEGETATION CLEARANCE AND REMOVAL SHOULD BE AVOIDED. THE
RETENTION OF ROOT STRUCTURES AND GROUNDCOVER OR MULCHING IS
CRITICAL TO SOIL STABILIZATION. EFFORTS SHOULD BE MADE TO MAINTAIN AS
MUCH OF THE EXISTING NATIVE UNDERSTORY HERBACEOUS VEGETATION AS
POSSIBLE. NATIVE PLANTS ARE BETTER ADAPTED TO THE SITE AND PROVIDE
IMPORTANT WILDLIFE HABITAT AND PROTECTION FROM EROSION. THE PROJECT
BIOLOGIST SHOULD BE CONSULTED TO IDENTIFY SPECIAL STATUS BIOLOGICAL
ELEMENTS NEAR THE DEVELOPMENT SHALL BE RETAINED AND NOT IMPACTED
FROM FIRE CLEARANCE ACTIVITIES.

5. THE LANDSCAPE SURROUNDING THE EXISTING RESIDENCE IS LOCATED WITHIN
THE SETBACK ZONE (THE AREA WITHIN 30’ OF A STRUCTURE). THIS ZONE
SURROUNDING THE PROPOSED RESIDENCE SHOULD REMAIN FREE OF HIGH
FUEL PLANT MATERIALS. ANY FUTURE PLANTING IN THIS ZONE SHOULD BE IN
HIGH IN FUEL MOISTURE AND LOW IN AVAILABLE FUEL; THESE PLANT TYPES WILL
BE MORE RESISTANT TO FIRE THAN THOSE THAT CONTAIN DEAD MATERIAL,
VOLATILE OILS OR RESINS, AND LOW FUEL MOISTURE.

6. ANY FUTURE NATIVE LANDSCAPE PLANTINGS SHOULD BE INSTALLED BY
CAREFULLY SPACING SITE-SPECIFIC SHRUBS AND UTILIZING LOW
GROUNDCOVERS OR MULCH AND REDUCING MASS PLANTINGS. PLANTS MUST
BE SPACED SO THAT FIRE CANNOT SPREAD HORIZONTALLY OR VERTICALLY (BY
WAY OF A FUEL LADDER) FROM PLANT TO PLANT. FUTURE TREATMENTS AROUND
STRUCTURES SHOULD OFFER PROTECTION FROM INTENSE FLAMES THROUGH
THE USE OF PROPERLY MAINTAINED IRRIGATED PLANTS WITH HIGH MOISTURE
CONTENT, THROUGH WALKWAYS, GRAVEL/STONE, OR PAVED SURFACES. VINES
OR OTHER CLIMBING PLANTS ATTACHED TO STRUCTURES SHOULD NOT BE
ALLOWED AS VINES CAN PROVIDE A RECEPTIVE FUEL DIRECTLY ON TO THE
STRUCTURE.

7. EXISTING EUCALIPTUS TREES WITHIN THE SETBACK ZONES AND THINNING ZONE
(THE AREA FROM 30’ TO 100° OF A STRUCTURE) SHOULD BE TREATED BY
REMOVING DEAD GROUND MATERIAL AND DEADWOOD TREE LIMBS SHOULD BE
REMOVED TO REDUCE FUEL LOADS. LIVE TREE LIMBS SHOULD BE PRUNED UP
TO AT LEAST 6’ ABOVE THE BARE SOILS AND A MAXIMUM 3X THE HEIGHT OF
UNDERLYING PLANTS.

8. LARGE SHRUBS AND GROUPS OF SHRUBS SHOULD HAVE AT LEAST 10 TO 15
FEET OF OPEN SPACE BETWEEN THE EDGES OF ADJOINING CANOPIES IF THE
SHRUBS AREA ALIGNED HORIZONTALLY WITHIN THE PIPE UNDERSTORY.

9. LOW-FUEL GROUNDCOVER HERBACEOUS NATIVE PLANT MATERIALS WITHIN THE
THINNING ZONE SHOULD BE ENCOURAGED BY REMOVING DEAD TREE LIMB
DEBRIS ON THE GROUND, THINNING ANY LARGE SHRUBS, AND SYSTEMATIC
REMOVAL OF ANY INVASIVE EXOTIC SPECIES THAT MAY ENCROACH THE SITE.

10. THE FUEL MODIFICATION PLAN DOES NOT EXTEND TO AREAS OUTSIDE THE
SUBJECT PARCEL, HOWEVER THE OWNER IS ENCOURAGED TO COLLABORATE
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County of Monterey Item No.3

Board of Supervisors
Chambers

Board Report 168 W. Alisal St., 1st Floor
Salinas, CA 93901

Legistar File Number: PC 25-084 October 29, 2025

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN220348 - OMNI RESOURCES LLC

Public hearing to consider construction of a 12-pump fueling station, a 3,077 square foot convenience
store, and associated on-site and off-site improvements, including a trash enclosure, fuel price sign,
parking, three underground diesel and gasoline storage tanks, and restriping of turn lanes on Highway
68 and Corral de Tierra Road. The project involves a Variance to reduce the side and rear setbacks

to 1 foot 4 inches (east) and 1 foot 11 inches (south), and 2,170 cubic yards of cut and 1,005 cubic
yards of fill.

Project Location: 3 Corral de Tierra Road, Salinas.

Proposed CEQA Action: Find that the project qualifies for a Statutory Exemption pursuant to CEQA
Guidelines section 15183, is consistent with the development density established by the general plan,
and there are no project-specific significant effects which are peculiar to the project or project site.

RECOMMENDATION
It is recommended that the County of Monterey Planning Commission adopt a resolution:

1. Finding that the project qualifies for a Statutory Exemption pursuant to CEQA Guidelines
section 15183, is consistent with the development density established by the general plan, and
there are no project-specific significant effects which are peculiar to the project or project site;
and
2. Approving a Combined Development Permit consisting of:
a. Use Permit, Administrative Permit, and Design Approval to allow construction of a 12
-pump gas service station, a 3,077 square-foot convenience store, and associated on-
and off-site improvements; and
b. Variance to reduce the side and rear setbacks to 1 foot 4 inches (north) and 1 foot 11
inches (east).

A draft resolution, including findings and evidence, is attached for consideration (Exhibit A). Staff
recommends approval subject to 20 conditions.

PROJECT INFORMATION
Property Owner: Omni Resources LLC

Agent: Eric Phelps

APN: 161-571-002-000

Zoning: Light Commercial, Design Control, B-8 Overlay
Parcel Size: 0.68 acres
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Flagged and Staked: Yes
Project Planner: Fionna Jensen, Principal Planner
JensenF 1 @countyofmonterey.gov, 831-796-6407

SUMMARY

The project site, approximately 0.68 acres, is located at the corner of Highway 68 and Corral de
Tierra, within the Toro Area Plan. The subject property is designated and zoned Light Commercial.
Surrounding land uses include a fueling station and market to the west, Highway 68 and Public Quasi
Public uses (Church) to the north, and an undeveloped Light Commercial property to the east and
south. The vacant Light Commercial property that surrounds the subject property to the east and south
(APNs: 161-571-003-000 & 161-581-007-000) is under common ownership (Omni Resources

LLC). This adjacent vacant property is planned for development with a 99,970 square foot retail
shopping center, known as the Corral de Tierra Retail Village (PLN020344 and PLN110077; see

Site Access and Circulation discussion in Exhibit A); however, construction has yet to commence.

Site History

The subject property is currently vacant but was developed with a fueling station and convenience
store in 1966, pursuant to a Use Permit granted by the County of Monterey Zoning Administrator
(File No. ZA-74). In 1994, the Zoning Administrator granted a Combined Development Permit to
allow for a real estate office and convenience market on the Property. (File No. ZA94005). Photos of
the prior gas station (circa 2001) are attached as Exhibit K. In 2002, the fueling station operator was
notified of the need to remediate the site’s contaminated soils and replace the service station’s
underground storage tanks. Subsequently, operation of the gas station ceased, and the site’s fuel
pumps, and underground storage tanks were removed. Contaminated soil remediation was undertaken
with the regulatory oversight of the Central Coast Regional Water Quality Control Board (RWQCB).
The Central Coast RWQCB issued a case closure on March 24, 2020, indicating remediation and
corrective action have been completed to the satisfaction of the Central Coast RWQCB and no
further action is required (Exhibit J). In May 2002, the Property Owner informed the HCD-Planning
that they intended to reconstruct the gas station, subject to approval of necessary permits from the
County of Monterey. The Property Owner submitted application request forms in 2002 and 2018 for
a proposed replacement fueling station and convenience store; however, these applications were never
formally submitted and have since been voided.

Proposed Project

The Property Owner is requesting approval of a Combined Development Permit consisting of: 1) a
Use Permit, Administrative Permit, and Design Approval to allow construction of a 4,860 square foot
canopy covering a 12-pump fueling station, a 3,077 square-foot convenience store, and associated
site improvements; and 2) a Variance to reduce the side and rear setbacks to 1 foot 4 inches (east)
and 1 foot 11 inches (south). The proposed fueling station and convenience store would be open 24
hours a day, seven days a week, with up to three employees working at the project site at any given
time (see Attachment 3 [Draft Operations Plan] of Exhibit B). The interior layout of the convenience
store would be determined once a tenant has been assigned to the space.

Associated site improvements of the proposed project (service station & convenience store) include a
265 square foot trash enclosure, trellis, 12 parking stalls, landscaping, fuel price sign, temporary

County of Monterey Page 2 Printed on 10/23/2025

169



Legistar File Number: PC 25-084

stormwater retention pods (ranging from 1,200 square feet to 4,000 square feet), parking lot light
poles, and three underground diesel and gasoline storage tanks [20,000 gallons (regular unleaded),
10,000 gallons (premium unleaded), and 10,000 gallons (diesel); totaling 40,000 gallons]. The trash
enclosure and temporary retention ponds will be sited on the adjacent parcel

(APN:161-571-003-000). Additionally, the project proposes State Route 68 and Corral de Tierra

Road improvements, limited to restriping of turn lanes and repaving impacted asphalt and sidewalks,
which would occur within State and County rights-of-way, respectively. Besides the fuel price sign, no
additional signage is proposed. Future signage is anticipated and is subject to separate discretionary
permitting. A visual simulation of the proposed project is attached as Exhibit M.

The project would involve 2,170 cubic yards of cut and 1,005 cubic yards of fill, and 0.7 acres of
on-site disturbance for the gas station and convenience store. The project site is currently served by an
individual water well (Exxon Station Water System, a transient-non-community water system), which
would be used for the proposed project’s water supply. Water for fire suppression would be provided
by California-American Water (Can and Will Serve letter dated July 12, 2023). Wastewater service
would be provided by California Utilities Services (Can and Will Serve letter dated March 24, 2023).

Goods and Services

General Plan Policy LU-4.2 policy encourages that commercial activities support and serve the
County’s projected population while minimizing conflicts between commercial and other uses. Policy
LU-4.8 requires that commercial areas be designated in locations that offer convenient access.
Currently, there is no operational fueling station between the Del Rey Oaks Junction Center
(intersection of Highway 68 and Canyon Del Rey Boulevard) and Serra Village (Toro). Consistent
with this policy, the proposed gas station will serve the existing population of the County and especially
nearby communities along Highway 68-including Corral de Tierra, San Benancio, Ambler Park,
Pasadera, and Baronet Estates-by providing a convenient and reliable fueling option in an area that
currently lacks one. It will improve access to fuel and convenience store goods (food, drink, basic
groceries, personal care, etc.) for residents, commuters, and local businesses, reducing the need to
travel longer distances for basic services.

Public Comment

Comment letters have been received in support of the proposed project, citing its design compatibility
with the neighborhood and the introduction of a “much-needed amenity” for local residents and the
traveling public. See Exhibit

DISCUSSION

Staff reviewed the application and found the project, as proposed and conditioned, to be consistent
with the 2010 General Plan, Toro Area Plan and Zoning Ordinance. Exhibit A, Discussion, details
the project’s compliance with these documents and analyzes the project’s potential impacts relative to
visual resources, groundwater supply, transportation, planned Highway 68 improvements, hazardous
materials, and cultural resources. Exhibit A also discusses the project’s compliance with site
development standards, as modified by the proposed reduction in setbacks, and the property’s B-8
zoning overlay, which restricts development that is found to be detrimental to the health, safety, and
welfare of the residents of the area [Toro Area Plan].
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OTHER AGENCY INVOLVEMENT
The following agencies have reviewed the project, have comments, and/or have recommended

conditions:
Environmental Health Bureau
HCD-Engineering Services
HCD-Environmental Services
Monterey County Regional Fire Protection District

LAND USE ADVISORY COMMITTEE
The project was referred to the Toro Land Use Advisory Committee (LUAC) for review. The

LUAC, at a duly noticed public meeting on May 28, 2024, voted 5 - 1 to support the project with
changes (Exhibit D). The LUAC recommended that the Applicant/Owner reduce the scope and scale
and use earth-tone exterior colors rather than white. In response to these recommended changes, the
Applicant/Owner reduced the height of the convenience store from 26 feet to 25 feet, and changed the
front fagcade’s exterior colors and materials from white board and batten with light tan stone to a
green-brown board and batten with natural vertical wood siding. The side facade still includes an
off-white board and batten, but that side is not the primary view of the proposed development from
Highway 68 or Corral de Tierra Road. Members of the public commented on the size of the building,
the number of gas pumps, and the height of the fueling station canopy versus the original gas station,
and inquired as to whether there will be any public restrooms or the on-site sale of alcohol. Members
of the LUAC raised concerns regarding the hours of operation, down-lit lighting for the canopy, and
the use of earth-toned materials. The 18-foot high canopy is needed to allow for larger recreational
vehicles and standard vehicles to use the fuel pumps. The site is not constrained to being developed to
the same size, bulk, or mass as the original gas station, which was demolished in 2002. As designed,
all exterior lighting will be downlit, and canopy lighting will be recessed and dimmed from dusk to
dawn to ensure that the proposed development does not introduce a substantial new source of lighting
to the area. The interior layout of the convenience store has yet to be finalized; however, at a minimum,
a restroom will be provided to employees. The sale of alcohol is an allowed use in the underlying
zoning district and would be subject to obtaining necessary licenses from the California Department of
Alcoholic Beverage Control.

CALIFORNIA ENVIRONMENTAL QUALITY ACT
CEQA Guidelines section 15183 provides a streamlined environmental review process for projects

consistent with the development density established in a previously certified General Plan or
community plan EIR. To meet the requirements of Section 15183 of the CEQA Guidelines, a public
agency shall limit its examination of environmental effects to those the agency determines, in an Initial
Study or other analysis:
1. Are peculiar to the project or the parcel on which the project would be located
2. Were not analyzed as significant effects in a prior EIR on the zoning action, general plan, or
community plan, with which the project is consistent
3. Are potentially significant off-site impacts and cumulative impacts which were not discussed in
the prior EIR prepared for the general plan, community plan or zoning action
4. Are previously identified significant effects which, as a result of substantial new information
which was not known at the time the EIR was certified, are determined to have a more severe
adverse impact than discussed in the prior EIR
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To determine the proposed project’s eligibility for this streamlined environmental review project,
HCD-Planning prepared a CEQA Guidelines section 15183 Consistency Checklist (Exhibit C). The
purpose of this checklist was to assess consistency between the proposed project and the 2010

General Plan and to compare the project with the effects above to determine if additional

environmental review is required under CEQA in accordance with CEQA Guidelines Section 15183.
This checklist concluded that the project is consistent with the development density of the Light
Commercial Zoning District and B-8 Overlay, and the project would not result in any significant effects
on the environment that either have not already been analyzed in 2010 General Plan EIR or are more
significant than previously analyzed, or that uniformly applicable development policies would not
substantially mitigate. Examples of uniformly applicable development policies that the proposed project
must comply with include Condition No. 3 (cultural resources), Condition No. 11 (raptor and bird
nesting survey), County Code Chapters 16.08 (Grading Ordinance), 16.12 (Erosion Control

Ordinance), and 10.60 (Noise Ordinance), and 2010 General Plan and Toro Area Plan policies. Also,
there are no previously identified significant effects which, as a result of substantial new information that
was not known at the time of the previous environmental review, are determined to have a more

severe adverse impact than discussed in the 2010 General Plan EIR. Accordingly, no additional
environmental review is required. Therefore, the project qualifies for an exemption through CEQA
Guidelines section 15183.

Prepared by: Fionna Jensen, Principal Planner x6407
Reviewed and Approved by: Jackie Nickerson, Principal Planner

The following attachments are on file with HCD:
Exhibit A - Discussion
Exhibit B - Draft Resolution, including:

e Conditions of Approval

e Project Plans

e Operations Plan
Exhibit C - CEQA Guidelines Consistency Checklist
Exhibit D - Toro LUAC Meeting Minutes
Exhibit E - Draft Construction Management Plan
Exhibit F - Proposed and Planned Roadway Improvements
Exhibit G - Applicant’s Justification Letter
Exhibit H - Historical and Proposed Water Demand
Exhibit I - Traffic Assessment
Exhibit J - Soil Remediation Closure Letter
Exhibit K - 2001 Site Photos
Exhibit L - Public Comment
Exhibit M - Visual Simulations
Exhibit N - Vicinity Map

cc: Front Counter Copy; Fionna Jensen, Principal Planner; HCD-Engineering Services; Environmental
Health Bureau; HCD-Environmental Services; Monterey County Regional Fire Protection District;
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Eric Phelps, Owner; The Open Monterey Project (Molly Erickson); LandWatch; Laborers
International Union of North America (Lozeau Drury LLP), Christina McGinnis, Keep Big Sur Wild;
Project File PLN220348.
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County of Monterey Item No.3

Plannlng Commission Board of Supervisors
Chambers
168 W. Alisal St., 1st Floor
Salinas, CA 93901

October 29, 2025

Agenda Item No.3

Legistar File Number: PC 25-084

Introduced: 10/21/2025 Current Status: Agenda Ready

Version: 1 Matter Type: Planning Item

PLN220348 - OMNI RESOURCES LLC

Public hearing to consider construction of a 12-pump fueling station, a 3,077 square foot convenience
store, and associated on-site and off-site improvements, including a trash enclosure, fuel price sign,
parking, three underground diesel and gasoline storage tanks, and restriping of turn lanes on Highway
68 and Corral de Tierra Road. The project involves a Variance to reduce the side and rear setbacks

to 1 foot 4 inches (east) and 1 foot 11 inches (south), and 2,170 cubic yards of cut and 1,005 cubic
yards of fill.

Project Location: 3 Corral de Tierra Road, Salinas.

Proposed CEQA Action: Find that the project qualifies for a Statutory Exemption pursuant to CEQA
Guidelines section 15183, is consistent with the development density established by the general plan,
and there are no project-specific significant effects which are peculiar to the project or project site.

RECOMMENDATION
It is recommended that the County of Monterey Planning Commission adopt a resolution:

1. Finding that the project qualifies for a Statutory Exemption pursuant to CEQA Guidelines
section 15183, is consistent with the development density established by the general plan, and
there are no project-specific significant effects which are peculiar to the project or project site;
and
2. Approving a Combined Development Permit consisting of:
a. Use Permit, Administrative Permit, and Design Approval to allow construction of a 12
-pump gas service station, a 3,077 square-foot convenience store, and associated on-
and off-site improvements; and
b. Variance to reduce the side and rear setbacks to 1 foot 4 inches (north) and 1 foot 11
inches (east).

A draft resolution, including findings and evidence, is attached for consideration (Exhibit A). Staff
recommends approval subject to 20 conditions.

PROJECT INFORMATION
Property Owner: Omni Resources LLC

Agent: Eric Phelps

APN: 161-571-002-000

Zoning: Light Commercial, Design Control, B-8 Overlay
Parcel Size: 0.68 acres
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Flagged and Staked: Yes
Project Planner: Fionna Jensen, Principal Planner
JensenF 1 @countyofmonterey.gov, 831-796-6407

SUMMARY

The project site, approximately 0.68 acres, is located at the corner of Highway 68 and Corral de
Tierra, within the Toro Area Plan. The subject property is designated and zoned Light Commercial.
Surrounding land uses include a fueling station and market to the west, Highway 68 and Public Quasi
Public uses (Church) to the north, and an undeveloped Light Commercial property to the east and
south. The vacant Light Commercial property that surrounds the subject property to the east and south
(APNs: 161-571-003-000 & 161-581-007-000) is under common ownership (Omni Resources

LLC). This adjacent vacant property is planned for development with a 99,970 square foot retail
shopping center, known as the Corral de Tierra Retail Village (PLN020344 and PLN110077; see

Site Access and Circulation discussion in Exhibit A); however, construction has yet to commence.

Site History

The subject property is currently vacant but was developed with a fueling station and convenience
store in 1966, pursuant to a Use Permit granted by the County of Monterey Zoning Administrator
(File No. ZA-74). In 1994, the Zoning Administrator granted a Combined Development Permit to
allow for a real estate office and convenience market on the Property. (File No. ZA94005). Photos of
the prior gas station (circa 2001) are attached as Exhibit K. In 2002, the fueling station operator was
notified of the need to remediate the site’s contaminated soils and replace the service station’s
underground storage tanks. Subsequently, operation of the gas station ceased, and the site’s fuel
pumps, and underground storage tanks were removed. Contaminated soil remediation was undertaken
with the regulatory oversight of the Central Coast Regional Water Quality Control Board (RWQCB).
The Central Coast RWQCB issued a case closure on March 24, 2020, indicating remediation and
corrective action have been completed to the satisfaction of the Central Coast RWQCB and no
further action is required (Exhibit J). In May 2002, the Property Owner informed the HCD-Planning
that they intended to reconstruct the gas station, subject to approval of necessary permits from the
County of Monterey. The Property Owner submitted application request forms in 2002 and 2018 for
a proposed replacement fueling station and convenience store; however, these applications were never
formally submitted and have since been voided.

Proposed Project

The Property Owner is requesting approval of a Combined Development Permit consisting of: 1) a
Use Permit, Administrative Permit, and Design Approval to allow construction of a 4,860 square foot
canopy covering a 12-pump fueling station, a 3,077 square-foot convenience store, and associated
site improvements; and 2) a Variance to reduce the side and rear setbacks to 1 foot 4 inches (east)
and 1 foot 11 inches (south). The proposed fueling station and convenience store would be open 24
hours a day, seven days a week, with up to three employees working at the project site at any given
time (see Attachment 3 [Draft Operations Plan] of Exhibit B). The interior layout of the convenience
store would be determined once a tenant has been assigned to the space.

Associated site improvements of the proposed project (service station & convenience store) include a
265 square foot trash enclosure, trellis, 12 parking stalls, landscaping, fuel price sign, temporary
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stormwater retention pods (ranging from 1,200 square feet to 4,000 square feet), parking lot light
poles, and three underground diesel and gasoline storage tanks [20,000 gallons (regular unleaded),
10,000 gallons (premium unleaded), and 10,000 gallons (diesel); totaling 40,000 gallons]. The trash
enclosure and temporary retention ponds will be sited on the adjacent parcel

(APN:161-571-003-000). Additionally, the project proposes State Route 68 and Corral de Tierra

Road improvements, limited to restriping of turn lanes and repaving impacted asphalt and sidewalks,
which would occur within State and County rights-of-way, respectively. Besides the fuel price sign, no
additional signage is proposed. Future signage is anticipated and is subject to separate discretionary
permitting. A visual simulation of the proposed project is attached as Exhibit M.

The project would involve 2,170 cubic yards of cut and 1,005 cubic yards of fill, and 0.7 acres of
on-site disturbance for the gas station and convenience store. The project site is currently served by an
individual water well (Exxon Station Water System, a transient-non-community water system), which
would be used for the proposed project’s water supply. Water for fire suppression would be provided
by California-American Water (Can and Will Serve letter dated July 12, 2023). Wastewater service
would be provided by California Utilities Services (Can and Will Serve letter dated March 24, 2023).

Goods and Services

General Plan Policy LU-4.2 policy encourages that commercial activities support and serve the
County’s projected population while minimizing conflicts between commercial and other uses. Policy
LU-4.8 requires that commercial areas be designated in locations that offer convenient access.
Currently, there is no operational fueling station between the Del Rey Oaks Junction Center
(intersection of Highway 68 and Canyon Del Rey Boulevard) and Serra Village (Toro). Consistent
with this policy, the proposed gas station will serve the existing population of the County and especially
nearby communities along Highway 68-including Corral de Tierra, San Benancio, Ambler Park,
Pasadera, and Baronet Estates-by providing a convenient and reliable fueling option in an area that
currently lacks one. It will improve access to fuel and convenience store goods (food, drink, basic
groceries, personal care, etc.) for residents, commuters, and local businesses, reducing the need to
travel longer distances for basic services.

Public Comment

Comment letters have been received in support of the proposed project, citing its design compatibility
with the neighborhood and the introduction of a “much-needed amenity” for local residents and the
traveling public. See Exhibit

DISCUSSION

Staff reviewed the application and found the project, as proposed and conditioned, to be consistent
with the 2010 General Plan, Toro Area Plan and Zoning Ordinance. Exhibit A, Discussion, details
the project’s compliance with these documents and analyzes the project’s potential impacts relative to
visual resources, groundwater supply, transportation, planned Highway 68 improvements, hazardous
materials, and cultural resources. Exhibit A also discusses the project’s compliance with site
development standards, as modified by the proposed reduction in setbacks, and the property’s B-8
zoning overlay, which restricts development that is found to be detrimental to the health, safety, and
welfare of the residents of the area [Toro Area Plan].
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OTHER AGENCY INVOLVEMENT
The following agencies have reviewed the project, have comments, and/or have recommended

conditions:
Environmental Health Bureau
HCD-Engineering Services
HCD-Environmental Services
Monterey County Regional Fire Protection District

LAND USE ADVISORY COMMITTEE
The project was referred to the Toro Land Use Advisory Committee (LUAC) for review. The

LUAC, at a duly noticed public meeting on May 28, 2024, voted 5 - 1 to support the project with
changes (Exhibit D). The LUAC recommended that the Applicant/Owner reduce the scope and scale
and use earth-tone exterior colors rather than white. In response to these recommended changes, the
Applicant/Owner reduced the height of the convenience store from 26 feet to 25 feet, and changed the
front fagcade’s exterior colors and materials from white board and batten with light tan stone to a
green-brown board and batten with natural vertical wood siding. The side facade still includes an
off-white board and batten, but that side is not the primary view of the proposed development from
Highway 68 or Corral de Tierra Road. Members of the public commented on the size of the building,
the number of gas pumps, and the height of the fueling station canopy versus the original gas station,
and inquired as to whether there will be any public restrooms or the on-site sale of alcohol. Members
of the LUAC raised concerns regarding the hours of operation, down-lit lighting for the canopy, and
the use of earth-toned materials. The 18-foot high canopy is needed to allow for larger recreational
vehicles and standard vehicles to use the fuel pumps. The site is not constrained to being developed to
the same size, bulk, or mass as the original gas station, which was demolished in 2002. As designed,
all exterior lighting will be downlit, and canopy lighting will be recessed and dimmed from dusk to
dawn to ensure that the proposed development does not introduce a substantial new source of lighting
to the area. The interior layout of the convenience store has yet to be finalized; however, at a minimum,
a restroom will be provided to employees. The sale of alcohol is an allowed use in the underlying
zoning district and would be subject to obtaining necessary licenses from the California Department of
Alcoholic Beverage Control.

CALIFORNIA ENVIRONMENTAL QUALITY ACT
CEQA Guidelines section 15183 provides a streamlined environmental review process for projects

consistent with the development density established in a previously certified General Plan or
community plan EIR. To meet the requirements of Section 15183 of the CEQA Guidelines, a public
agency shall limit its examination of environmental effects to those the agency determines, in an Initial
Study or other analysis:
1. Are peculiar to the project or the parcel on which the project would be located
2. Were not analyzed as significant effects in a prior EIR on the zoning action, general plan, or
community plan, with which the project is consistent
3. Are potentially significant off-site impacts and cumulative impacts which were not discussed in
the prior EIR prepared for the general plan, community plan or zoning action
4. Are previously identified significant effects which, as a result of substantial new information
which was not known at the time the EIR was certified, are determined to have a more severe
adverse impact than discussed in the prior EIR
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To determine the proposed project’s eligibility for this streamlined environmental review project,
HCD-Planning prepared a CEQA Guidelines section 15183 Consistency Checklist (Exhibit C). The
purpose of this checklist was to assess consistency between the proposed project and the 2010

General Plan and to compare the project with the effects above to determine if additional

environmental review is required under CEQA in accordance with CEQA Guidelines Section 15183.
This checklist concluded that the project is consistent with the development density of the Light
Commercial Zoning District and B-8 Overlay, and the project would not result in any significant effects
on the environment that either have not already been analyzed in 2010 General Plan EIR or are more
significant than previously analyzed, or that uniformly applicable development policies would not
substantially mitigate. Examples of uniformly applicable development policies that the proposed project
must comply with include Condition No. 3 (cultural resources), Condition No. 11 (raptor and bird
nesting survey), County Code Chapters 16.08 (Grading Ordinance), 16.12 (Erosion Control

Ordinance), and 10.60 (Noise Ordinance), and 2010 General Plan and Toro Area Plan policies. Also,
there are no previously identified significant effects which, as a result of substantial new information that
was not known at the time of the previous environmental review, are determined to have a more

severe adverse impact than discussed in the 2010 General Plan EIR. Accordingly, no additional
environmental review is required. Therefore, the project qualifies for an exemption through CEQA
Guidelines section 15183.

Prepared by: Fionna Jensen, Principal Planner x6407
Reviewed and Approved by: Jackie Nickerson, Principal Planner

The following attachments are on file with HCD:
Exhibit A - Discussion
Exhibit B - Draft Resolution, including:

e Conditions of Approval

e Project Plans

e Operations Plan
Exhibit C - CEQA Guidelines Consistency Checklist
Exhibit D - Toro LUAC Meeting Minutes
Exhibit E - Draft Construction Management Plan
Exhibit F - Proposed and Planned Roadway Improvements
Exhibit G - Applicant’s Justification Letter
Exhibit H - Historical and Proposed Water Demand
Exhibit I - Traffic Assessment
Exhibit J - Soil Remediation Closure Letter
Exhibit K - 2001 Site Photos
Exhibit L - Public Comment
Exhibit M - Visual Simulations
Exhibit N - Vicinity Map

cc: Front Counter Copy; Fionna Jensen, Principal Planner; HCD-Engineering Services; Environmental
Health Bureau; HCD-Environmental Services; Monterey County Regional Fire Protection District;
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Legistar File Number: PC 25-084

Eric Phelps, Owner; The Open Monterey Project (Molly Erickson); LandWatch; Laborers
International Union of North America (Lozeau Drury LLP), Christina McGinnis, Keep Big Sur Wild;
Project File PLN220348.

County of Monterey Page 6 Printed on 10/23/2025

179



Exhibit A

180



This page intentionally left blank.

181



DISCUSSION

Proposed Project

The proposed project consists of a Combined Development Permit consisting of: 1) a Use
Permit, Administrative Permit, and Design Approval to allow construction of a 4,860 square foot
canopy covering a 12-pump fueling station, a 3,077 square-foot convenience store, and
associated site improvements; and 2) a Variance to reduce the side and rear setbacks to 1 foot 4
inches (east) and 1 foot 11 inches (south). See Figure 1.

Associated site improvements of the proposed project (service station & convenience store)
include a 265 square foot trash enclosure, trellis, 12 parking stalls, landscaping, fuel price sign,
temporary stormwater retention pods (ranging from 1,200 square feet to 4,000 square feet),
parking lot light poles, and three underground diesel and gasoline storage tanks [20,000 gallons
(regular unleaded), 10,000 gallons (premium unleaded), and 10,000 gallons (diesel); totaling
40,000 gallons]. The trash enclosure and temporary retention ponds will be sited on the adjacent
parcel (APN:161-571-003-000). Additionally, the project proposes State Route 68 and Corral de
Tierra Road improvements, limited to restriping of turn lanes and repaving impacted asphalt and
sidewalks, which would occur within State and County rights-of-way, respectively.
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Figure 16 of the Toro Area Plan designates certain areas and roads as visually sensitive and
County-designated scenic highways and roads, including the intersecting roads adjacent to this
parcel: Highway 68 and Corral de Tierra Road. The subject property is entirely visible from these
roadways, although Figure 16 only designates the southwestern corner of the project site is as
being “Sensitive”. From the project site, there are long-range views of hillsides vegetated with
grass and sparse trees to the east; densely clustered trees and distant hillsides to the south; a
convenience store and rental residential units with stone facades and wood-shingled roofs to the
west; and gentle, sloping hillsides and grassland to the north. The project area is rural, and the
only other development visible from the project site is the adjacent existing convenience store to
the east and a church in the hills to the north. Although development immediately proximate to
the project site is limited, the project site is located along the Highway 68 corridor between the
cities of Monterey and Salinas; along this corridor, other rural development, including fences,
driveways, residences, and agricultural support buildings associated with private properties along
Highway 68.

Toro Area Plan Policy T-3.1 requires that new development in visually sensitive areas be located
and designed (i.e., building design, exterior lighting, and siting) in such a manner that enhances
the scenic value of the area, and architectural design is consistent with the rural nature of the
Toro Area. As proposed, the primary facade of the convenience store includes green-brown board
and batten with vertical natural wood facades, dark bronze aluminum roofs and awnings, and
dark metal window trim (Figure 3). The side fagade consists of an off-white board and batten
exterior. However, this is not the main view of the proposed development. The building materials
and facades of the proposed project would be visually consistent with other commercial and
residential developments along Highway 68, which often incorporate stone facades and
aluminum roofs. The proposed convenience store would be of similar height and massing as
nearby residences and agricultural buildings. Finally, the varying height between the
convenience store (25 feet) and the canopy (18.5 feet) would break up the perceived bulk and
mass of the property’s structure, specifically when travelling along Highway 68. Pursuant to
General Plan Policy OS-1.2, the project’s siting, massing, and design would be visually
consistent with the Toro Area and the development would be subordinate to the natural features
of the area. Figure 2 (also Exhibit M) is a visual rendering of the proposed project.
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Figure 2. 3D Rendering of the proposed project. Note that the planned Corral de Tierra Retail
Village is shown in the distance.
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The project would include the construction of several light poles (three adjacent to the parking
spaces and four along the property boundary with Highway 68 and Corral de Tierra Road).
Additionally, the proposed canopy over the fueling station would also include lighting to
illuminate the pumps and provide customer access to the convenience store. As designed and
conditioned, the canopy lighting would have reduced lumens from dawn to dusk, with motion-
activated sensors to increase lumens when vehicles enter the canopy area. The canopy lighting
would also be recessed (full cut-off fixtures) to ensure minimal off-site glare. The full cutoff
fixtures would emit no light above a horizontal plane, directing all illumination downward to
prevent light pollution and glare. These design features are consistent with Toro Area Plan Policy
T-3.5, which requires that exterior/outdoor lighting shall be located, designed, and enforced to
minimize light sources and preserve the quality of darkness, and street lighting shall be as
unobtrusive as practicable and shall be consistent in intensity throughout the Toro area.
Therefore, staff believe the project is consistent with neighborhood character and would not
detract from the surrounding environment.

Site Access and Circulation

The project site has four driveways: two on the northern side of the project site with access from
Highway 68, and two on the western side of the project site with access from Corral de Tierra
Road. These four on-site driveways would be permanently closed as part of the project. All
access to the project site would be provided by off-site driveways and internal access roads that
were approved with HCD Planning File Nos. PLN020344 and PLN110077 (Board of
Supervisors Resolution No. 12-040), which allowed construction of the Corral de Tierra Retail
Village (approximately 99,970 retail shopping center and associated site improvements on the
adjacent parcels, APNs: 161-571-003-000 and 161-581-007-000). The Corral de Tierra Retail
Village, driveways, and access improvements have yet to be constructed, but underwent prior
environmental review (Final Environmental Impact Report SCH#20007091137) and approval
(HCD Planning File Nos. PLN020344 and PLN110077). Accordingly, the proposed project does
not propose these access improvements but does plan to utilize three of the four previously
approved driveways; see Figure 4.

The previously approved (Board of Supervisors Resolution No. 12-040) internal access roads
and driveways associated with the Corral de Tierra Retail Village consist of:

e a 28-foot-wide driveway on APN: 161-571-003-000 (“first Corral de Tierra Road
driveway””) would provide ingress to the project site for vehicles traveling north on Corral
de Tierra Road. Access would be limited to right-in, right-out vehicles (vehicles traveling
north and turning right from Corral de Tierra Road into the property, and vehicles exiting
right from the property onto Corral de Tierra Road, heading towards Highway 68).

e A second 39-foot-wide driveway straddling APN: 161-571-003-000 and APN: 161-581-
007-000 will be constructed along Corral de Tierra Road, approximately 150 feet south of
the first Corral de Tierra Road driveway. This second driveway would provide ingress to
northbound and southbound vehicles on Corral de Tierra Road and would have left and
right turn lanes to provide northbound and southbound access to Corral de Tierra Road.
An access road would connect the two driveways and would encircle the proposed
convenience store. This access road would have a minimum width of 25-28 feet and
would provide a minimum curb-to-curb turning radius of approximately 35 feet.
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e A third 28-foot-wide driveway on APN: 161-571-003-000 will be constructed along
Highway 68, approximately 195 feet east of the project site. This driveway will provide
right-in, right-out access from Highway 68 (vehicles traveling east and turning right from
Highway 68 into the property, and vehicles exiting right from the property onto Highway
68, heading east). An access road will connect this driveway to the proposed convenience
store and service station. This access road will have a minimum width of 25-28 feet.

e A fourth driveway along Corral de Tierra Road, on APN: 161-571-007-000. This
driveway will not be constructed prior to the operation of the proposed project and is not
needed for operation of the proposed project. This driveway will be constructed with the
remainder of the Corral de Teirra Retail Village.

The Applicant/Owner is in the process of complying with the applicable conditions of approval
and mitigation measures of Board of Supervisors Resolution No. 12-040 to obtain necessary
ministerial permits from HCD-Building Services to install the above mentioned driveways and
access improvements. Condition No. 14 requires that these construction permits be issued
concurrently or prior to the issuance of construction permits for the proposed project, and that the
driveway improvements be constructed prior to operation of the gas station. This condition will
ensure that these off-site access improvements are installed regardless of the construction of the
Corral de Tierra Retail Village. A Reciprocal Parking and Access Easement has been granted
over these driveways and internal drive aisles to the project site to ensure continued access to
these improvements (Clerk Recorders Document No. 2019012434).

Delivery trucks and fuel trucks would only enter the project site via the second Corral de Tierra
Road driveway (Figure 4). Thus, entrance by these larger vehicles from the first Corral de Tierra
Road driveway or the Highway 68 driveway would not occur. Delivery trucks and fuel trucks
will exit the project via any of the three driveways (two on Corral de Tierra Road and one on
Highway 68). Passenger vehicles can utilize all three of the driveways, as each driveway permits
(right-in, right-out for the first Corral de Tierra Road driveway and Highway 68 driveway, and
all-turning movement for the second Corral de Tierra Road driveway).

FUTURE NEIGHBORHOOD SHOPPING VILLAGE \‘
N,

Figure 4. Access plan illustrating no on-site driveways, and utilization of three driveways
approved under Board of Supervisors Resolution No. 12-040.
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Proposed and Planned Roadway Improvements

As proposed and designed, the project involves reconfiguring the vehicle travel lanes on Corral
de Tierra Road west of the project site. A median would be constructed on Corral de Tierra Road
in front of the first Corral de Tierra driveway and within the driveway along Highway 68 to
prevent vehicles from making left turns to enter or exit the project site at these driveways. South
of the median along Corral de Tierra Road, a dual-turn lane would be added to the center of
Corral de Tierra Road, to provide a turn lane for southbound vehicles on Corral de Tierra Road to
turn into the project site. The project would not require the widening of Corral de Tierra Road.
See Figure 5.

Proposed Highway 68 modifications involve elongating the west-bound left turn lane (left turn
lane from Highway 68 onto Corral de Tierra Road) by approximately 100-130 linear feet and
reciprocally shortening the east-bound left turn lane (left turn from Highway 68 onto a private
driveway serving five residences, adjacent to Cypress Church Drive) (see Figure 5). These
improvements are proposed due to the known queuing issue within this turn pocket (undersized
for current traffic volumes during peak hours) and will accommodate the project’s two to four
additional vehicles in the AM and PM peak hours. Caltrans reviewed these improvements and
“concurs with the conclusions of the traffic analysis completed for Cypress Church Drive” and
recommended that the applicant continue to work with Caltrans to determine the appropriate
length of each turn lane. With implementation of the proposed project, the queuing issues would
not worsen within the Highway 68/Corral de Tierra left turn lane.

Figure 5. Project-related Highway 68 and Corral de Tierra Road improvements shown in Yellow.
Proposing to extend the west-bound left turn lane on Highway 68 by 100-130 feet.
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Reconfiguring these back-to-back left turn pockets would involve re-striping and re-paving,
where necessary. No other changes to Highway 68 will occur. This work is subject to the
granting of an encroachment permit from the California Department of Transportation, which has
informed HCD-Planning that it is agreeable to these improvements and has no concerns or
conflicts with the project. These improvements are proposed with the project and are not
associated with the construction of the Corral de Tierra Retail Village.

Caltrans has proposed the Highway 68 Corridor Improvement Project, which would modify the
design of nine intersections along Highway 68. The modified intersections, including the
intersection of Highway 68 and Corral de Tierra Road adjacent to the project site, would be
converted into two-lane roundabouts or expanded signalized intersections with adaptive signal
control technology. The County of Monterey has consulted with Caltrans for the past two years.
As a result of these discussions and modifications to the proposed project, the preliminary
footprint of the Highway 68/Corral de Tierra Road intersection is not anticipated to interfere with
the proposed project designs. In March 2025, Caltrans commented on the project, stating,
“Caltrans confirms that the proposed fueling station project on Corral de Tierra is not expected to
be impacted by future roundabout improvements on Highway 68. However, it’s possible that
elements of the project may change until we achieve the final design”. Sidewalk and perimeter
improvements along the subject property may need to be modified or obtained by Caltrans to
accommodate the final Highway 68 improvements, but no element of the proposed project would
be impacted. An encroachment permit from Caltrans is needed to allow improvements within the
Highway 68 Right-of-Way. At such time, Caltrans would review the final construction plans for
conformance with the roundabout improvement project.

Exhibit F has been prepared to demonstrate that the proposed project and future Corral de Tierra
Retail Village will be compatible with planned Highway 68 improvements at the subject
intersection (also see Figure 6). As of July 2025, TAMC and Caltrans are also exploring
implementing Artificial Intelligence technology to monitor real-time traffic data and rapidly
adjust signal operations to best serve traffic. This technology would not interfere with the
proposed project.

Figure 6. Planned Highway 68 Roundabout compatibility with the proposed fueling
station and previously approved Corral de Tierra Retail Village.
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Site Development Standards

The project meets all required development standards for the Light Commercial zoning district
as identified in Title 21 section 21.18.060, as modified by the B-8 overlay (Chapter 21.42) and
subject to the granting of the proposed variance of the required side and rear setbacks. The
maximum allowed height for all structures in the LC district is 35 feet. As proposed, the
convenience store would have a height of 25 feet, the fueling station canopy would have a height
of 18 feet 6 inches, and the trash enclosure (located on an adjacent parcel) would have a height
of 10 feet. The property is subject to a 50% site coverage limitation. As proposed, the project
will result in a site coverage of 26.7% (7,937 square feet).

Toro Area Plan Policy T-3.3 requires a 100-foot front building setback on lots adjacent to
County- and State-designated scenic routes, such as Highway 68 and Corral de Tierra Road.
Highway 68 and Corral de Tierra Road abut the property to the north and west; therefore, the
property is subject to two 100-foot front setbacks. Technically, the County Code considers the
fuel canopy to be a building. Pursuant to Policy T-3.3, this 100-foot setback may be reduced for
existing lots of record that have no developable area outside the setback; no variance is required
to reduce this setback. The proposed convenience store will be located outside of this 100-foot
front setback from Highway 68 and Corral de Tierra Road; however, the proposed fueling
stations and canopy will be entirely within this setback. Siting the proposed convenience store, a
fully enclosed building, towards the rear of the property allows it to meet the 100-foot setback
and will allow it to better integrate and have functional and visual unity with the adjacent
planned (but not built) Corral de Tierra Retail Village (see subsequent evidence “h”). The fuel
canopy is an open structure that will meet the intent of the policy to ensure views of open space
and landscaping areas. The site also proposes substantive landscaping along the two road
frontages except driveway access locations. Based on the site’s constraints, the setbacks to the
convenience store, the openness of the fuel canopy area, and functional unity with the planned
Corral de Tierra Shopping Village on the adjacent property, a reduction to the required 100-foot
setbacks is allowed from Highway 68 and Corral de Tierra Road to 25 feet 5 inches (north) and
23 feet (west).

Toro Area Plan Policy T-3.3 requires a 100-foot front setback on lots adjacent to County- and
State-designated scenic routes, such as Highway 68 and Corral de Tierra Road. Accordingly, the
property is subject to two 100-foot front setbacks. Pursuant to Policy T-3.3, this 100-foot setback
may be reduced for existing lots of record that have no developable area outside the setback; no
variance is required to reduce this setback. The fuel canopy is considered a structure and is thus
subject to site development standards, including setbacks. The proposed convenience store
would be located outside of this 100-foot front setback from Highway 68 and Corral de Tierra
Road; however, the proposed fueling stations and canopy would be entirely within this setback
(setback 25 feet 5 inches [north; Highway 68] and 23 feet [west; Corral de Tierra Road]). Siting
the proposed convenience store, a fully enclosed building, towards the rear of the property allows
it to meet the 100-foot setback and will allow it to better integrate and have functional and visual
unity with the adjacent planned (but not built) Corral de Tierra Retail Village. The fuel canopy is
an open structure that will meet the intent of the policy to ensure views of open space and
landscaping areas. The site also proposes substantive landscaping along the two road frontages.
Based on the site’s constraints, the setbacks to the convenience store, the openness of the fuel
canopy area, and functional unity with the planned Corral de Tierra Shopping Village on the
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adjacent property, staff concurs that there is no developable area that would accommodate a
reasonably sized light commercial use, and a reduction of the required 100-foot setbacks is
appropriate in this case.

Pursuant to Title 21 Chapter 21.68, a variance is required to modify and reduce the required side
and rear setbacks. In this case, the criteria to grant the Variance and reduce the required side and
rear setbacks to 1 foot 4 inches (east) and 1 foot 11 inches (south) can be satisfied (see Variance
discussion below). Therefore, with the granting of a Variance and the reduction/exception
allowed under Policy T-3.3, the project meets all required development standards.

Variance
The Property Owner seeks approval of a Variance to reduce the required side and rear setbacks.
To grant a Variance, the Appropriate Authority must find that:

1. That because of special circumstances applicable to subject property, including size,
shape, topography, location or surroundings, the strict application of this Title is found to
deprive subject property of privileges enjoyed by other properties in the vicinity and
under identical zone classification; and

2. That the variance not constitute a grant of special privileges inconsistent with the
limitations upon other property in the vicinity and zone in which such property is
situated; and

3. A variance shall not be granted for a use or activity which is not otherwise expressly
authorized by the zone regularly governing the parcel of property.

The Light Commercial zoning district requires that setbacks be established through the project
review process when no General Development Plan is required (Monterey County Code section
21.18.070.A.3. Considerations for setbacks in that instance are a) surrounding land use, b)
provision of adequate parking and landscaping, and c) other site design features. No minimum
setbacks are required for this zoning district. However, the B-8 overlay district enforces B-4
setback requirements, or 30 feet (front), 10% of average width (side; 21.4 feet in this case), and
20 feet (rear) (Monterey County Code section 21.42.030.H).

As described above, the property is subject to two 100-foot front setbacks and the side and rear
setbacks established by the B-8 overlay. The proposed convenience store building would be
located entirely outside of the 100-foot setbacks from Highway 68 and Corral de Tierra Road.
However, such placement necessitates reduced side and rear setbacks for the convenience store.
Due to the double front setbacks, it would be impossible to locate the gas station fueling area
(canopy and fuel pumps) outside the 100-foot front setbacks required by the Toro Area Plan and
also comply with the side and rear yard setbacks imposed by the B-8 zoning district.

Without the granting of a Variance, the site would have no economically viable developable area.
The Property is 29,646 square feet, and the LC zoning district allows approximately 14,823
square feet of building site coverage on the site. However, application of the planning setbacks
alone would only leave a building site area of 4,025 square feet. As such, the combined planning
and zoning setbacks encumber more than 86 percent of the Property and do not leave enough
developable land for a commercially viable development.
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Strict application of the B-8 setbacks would deprive the property of privileges enjoyed by other
properties in the vicinity and under identical zone classification. The subject property, as well as
the adjacent (rear) lot, which is under common ownership, are the only Light Commercial zoned
properties subject to a B-Overlay District within the Toro Area Plan. Accordingly, these two lots
are the only commercially zoned properties within the Toro Area Plan that must comply with
setbacks of the underlying B-8 zoning district. Setbacks for all other commercially zoned
properties within the Toro Area Plan must be established through a General Development Plan
and be based on the surrounding land use, provisions of adequate parking, and other site design
features. If deemed appropriate, these other commercial lots may be developed with minimal or
no setbacks. Consequently, the subject property—due to the restrictions imposed by the B-
Overlay and the resulting significantly smaller buildable area—is deprived of a reasonable
opportunity to support an economically viable commercial use. Accordingly, staff believes that
granting of the proposed Variance would not be a special privilege, given the size, site
constraints, and more flexible setback requirements of all other LC-zoned properties in the Toro
Area Plan.

Additionally, the proposed project would introduce a fueling station and convenience market into
a community that currently does not have one. Improving access to fuel for residents,
commuters, and local businesses, reducing the need to travel longer distances for basic services,
does not constitute a special privilege in this case. The Applicant’s variance justification letter is
attached as Exhibit G.

Intensification Limitations of B-8 Overlay

The property’s commercial land use designation dates back nearly 50 years and is reflected in
both the 1982 County General Plan and the 2010 County General Plan. The property’s prior
fueling station was authorized pursuant to a Use Permit granted by the County Zoning
Administrator on November 25, 1966 (HCD-Planning File No. ZA-74). The property was then
purchased by the Property Owner’s family in 1974. At that time, the property still had an
operational fueling station and was leased to a third-party operator.

The B-8 District was enacted in November 1992 (and amended in September 1993) due to
concerns associated with groundwater supply in the Toro Area (Ordinance No. 03647, November
24, 1992; Ordinance No. 3704, September 7, 1993). The B-8 District was adopted primarily to
prevent new parcels from being created in the Toro Area (Board of Supervisors Resolution No.
12-040). The stated purpose of the B-8 District is to “restrict development and/or intensification
of land use in areas where, due to water supply, water quality, sewage disposal capabilities,
traffic impacts or similar measurable public-facility type constraints, additional development
and/or intensification of land use [is] found to be detrimental to the health, safety, and welfare of
the residents of the area, or the County as a whole” (Title 21 section 21.42.030.H).
“Intensification” is defined in Chapter 21.42 as “the change in the use of a building site which
increases the demand on the constraint(s) which caused the ‘B-8’ District to be applied over that
use existing at that time the ‘B-8’ District is applied to the property.” The B-8 District expressly
allows “[c]construction or expansion of commercial uses where such construction or expansion
can be found to not adversely affect the constraints which caused the ‘B-8’ District to be applied
to the property” (Title 21 section 21.42.030.H.2).

191



As described above, groundwater supply is the sole constraint that caused the B-8 zoning overlay
to be applied over the subject portion of the Toro planning area. Accordingly, the determination
of whether the project will intensify or adversely impact the groundwater supply of 1992 is the
only limiting factor to determine whether the proposed project is consistent with the B-8
overlay’s purpose. The property has historically been used as a fueling station since the 1960s
and was in operation until 2002. Accordingly, the prior gas station’s water demand would have
been accounted for in baseline 1992 groundwater conditions that established the B-8 overlay. In
1974, the prior fueling station and convenience store demanded approximately 1.2-acre feet of
water per year. No changes of use or interior changes occurred between 1974 and 1992, and thus
the site’s water demand estimate of 1974 is presumed to have been the same in 1992. As
proposed, the project would demand approximately 0.37 acre-feet of water per year. Accordingly,
the proposed project would not exceed the subject property’s water demand at the time the B-8
District was applied to the Property (1992) and would instead reduce historical water demand by
0.37-acre feet. Additionally, the proposed project would not change the historical use of the
property and will be located on an existing lot of record. Although this prior fueling station was
demolished in 2002, the proposed project involves rebuilding a fueling station and a convenience
market. Given the continued commercial use of the property and reduced water demand, when
compared to the water demanded by the site in 1974 when the B-8 overlay was enacted, the
project complies with the B-8 overlay.

Long Term Water Supply

The project would demand approximately 0.84 acre-feet per year of water for convenience store
operation and landscaping, which would be provided by an existing on-site well (transient-non-
community water system). The proposed water demand is less than the project site’s historical
water demand (1.215 AFY).

General Plan Policy PS-3.1 requires that new development be served by a long-term sustainable
water supply, in both quantity and quality. The project site is within the Corral de Tierra
Subbasin in the greater El Toro Planning Area, which also includes the El Toro Primary Aquifer
System (“Primary Aquifer System”). This Corral de Tierra subbasin is a part of the Monterey
Subbasin of the Salinas Valley Basin Groundwater Sustainability Agency (SVBGSA). The
Primary Aquifer System is considered to be in overdraft; however, a 2007 report prepared for the
County of Monterey found that current and increasing rates of pumping could be sustained for
decades in areas with suitable saturated thickness in the Primary Aquifer System. The Project site
has a sufficient saturated thickness (401-600 feet deep [note: thicker saturated zones generally
lead to greater groundwater storage capacity and higher potential for water extraction]) to
support the proposed development and is in an area known to have a “good” potential for
groundwater production. Furthermore, the project site’s historical water demand (1.215 AYF) is
included in the historic groundwater overdraft conditions of the Corral de Tierra and Monterey
Subbasin. The project would have a reduced water demand when compared to the historical use
of the Project site (reduction by 0.37-acre feet per year) and thus reduce the demand placed on
the Primary Aquifer and Monterey Subbasin.

Pursuant to the Sustainable Groundwater Management Act (SGMA), the SVBGSA was formed
to manage existing and supplemental water supplies and adopted a Groundwater Sustainability
Plan (GSP) for the Monterey Subbasin in January 2022. The GSP outlines historical and current
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groundwater conditions of the Monterey Subbasin and establishes a water budget and
sustainability goals for the basin. The Monterey Subbasin has been affected by historic overdraft
conditions. Groundwater budgets and modeling presented in the GSP indicate the subbasin is
recovering from overdraft, including consideration of the effects of climate change. Overdraft
recovery is being achieved through coordinated management of the Monterey Subbasin and
hydrologically connected basins, including the critically over drafted 180/400-Foot Aquifer
Subbasin and the adjudicated Seaside Subbasin. Furthermore, the Monterey Subbasin GSP
estimates historical annual well pumping in the Corral de Tierra Area at 1,296 AFY. The
groundwater extraction proposed by the project (0.84 AFY) will account for less than 0.064% of
all pumping in the area and thus amounts to a negligible impact on surrounding groundwater
users and the operation of the subbasin as a whole. Therefore, the proposed project would not
substantially decrease groundwater supplies, and evidence has been submitted demonstrating a
long-term sustainable water supply, as required by General Plan Policy PS-3.2.

Trip Generation

According to the project-specific traffic assessment, Exhibit I, the project is estimated to
generate approximately 3,181 vehicle trips per day, with 193 of these trips in the morning peak
hour and 221 trips in the evening peak hour. Most vehicles traveling to and from the project site
will be “pass-by” trips, or trips from motorists already traveling along Highway 68 or Corral de
Tierra Road who choose to make a stop at the project site on their trip. Therefore, a pass-by trip
reduction of 62% to the AM peak hour trips and 56% to the PM Peak hour trips was applied to
account for existing trips that make a stop at the project site. Pass-by reductions are based on the
average rates for Gasoline / Service Station with Convenience Market (Land Use Code 945)
published by the ITE Trip Generation Handbook, 3™ Edition. With the pass-by trip reduction
applied, the project is estimated to generate 73 new vehicle trips during the morning peak hour
and 97 new vehicle trips in the evening peak hour. In addition, these new trips generated by the
project are assumed to be local-serving (nearby residential communities) and less than three
miles in length, due to the proximity of other existing gas stations and convenience stores on
Highway 68 (Stone Creek 7-11 and Toro 7-11).

At the Corral de Tierra Road and Highway 68 intersection, the existing LOS in the AM and PM
peak hours is C and D, respectively. At the San Benancio Road/Highway 68 intersection, the
existing LOS in the AM peak is failing (LOS F). The Transportation Analysis Report determined
that the project would not significantly affect LOS operations at Highway 68 intersections near
the project site, and the project will not cause Highway 68 intersections to degrade below
acceptable LOS. With the implementation of the project, the LOS levels will remain the same at
all nearby intersections and would reduce a County road below an acceptable LOS standard (D
or better).

Cultural Resources

Monterey County GIS identifies the subject property as being within a high archaeological
sensitivity area. In accordance with Title 21 section 21.66.050, a Phase I Archaeological Report
was prepared (County of Monterey Library No. 230303). Per this report, the project site has been
highly disturbed as a result of the development of the previous gas station and its underground
tanks. The underground storage tanks and pump infrastructure were removed in 2002. The
remaining aboveground structures were demolished in 2018. Therefore, impacts on
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archaeological resources are limited and will be further controlled with application of Condition
No. 3, which requires that work be stopped if previously unknown resources are discovered
during ground disturbance.

Hazard Prevention

Operation of the gas station will include the use, transport, and handling of hazardous materials.
Specifically, the operation will include the regular transportation of gasoline, refilling
underground storage tanks, pumping gasoline to fuel dispensers, and the use of the fuel
dispensers by motorists. To ensure that the project does not result in hazardous materials being
accidentally released into the environment, the project is required to operate in compliance with
all applicable federal, state, and local requirements. These include State Water Resources Control
Board Health and Safety Code, Section 25280; Efficacy requirements established by the United
States Environmental Protection Agency; Section 2540.7, Gasoline Dispensing and Service
Stations, of the California Division of Occupational Safety and Health Administration
Regulations; Chapter 38, Liquefied Petroleum Gases, of the California Fire Code, the Resource
Conservation and Recovery Act; and Phase I and Phase II enhanced vapor recovery (EVR)
systems requirements of the California Air Resources Board. The fuel dispensers, underground
storage tanks, and associated fuel delivery infrastructure would be subject to routine inspection
by federal, state, and local regulatory agencies with jurisdiction over service station facilities.
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DRAFT RESOLUTION

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

In the matter of the application of:

OMNI RESOURCES LLC (PLN220348)
RESOLUTION NO. 25-
Resolution by the County of Monterey Planning
Commission:

1) Finding that the project qualifies for a
Statutory Exemption pursuant to CEQA
Guidelines section 15183, is consistent with
the development density established by the
general plan, and there are no project-
specific significant effects which are peculiar
to the project or project site; and

2) Approving a Combined Development Permit
consisting of:

a. Use Permit, Administrative Permit,
and Design Approval to allow
construction of a 12-pump fueling
station, a 3,077  square-foot
convenience store, and associated on-
and off-site improvements; and

b. Variance to reduce the side and rear
setbacks to 1 foot 4 inches (east) and 1
foot 11 inches (south);

[PLN220348, OMNI RESOURCES LLC, 3 Corral de
Tierra Road, Toro, Toro Area Plan, Assessors Parcel
Number: 161-571-002-000]

The OMNI RESOURCES LLC application (PLN220348) came on for public hearing
before the County of Monterey Planning Commission on October 29, 2025. Having
considered all the written and documentary evidence, the administrative record, the staff
report, oral testimony, and other evidence presented, the County of Monterey Planning
Commission finds and decides as follows:

FINDINGS

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

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

- 2010 Monterey County General Plan;
- Toro Area Plan;
- Monterey County Zoning Ordinance (Title 21)
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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/or regulations of the
applicable Monterey County Code (MCC).

b)  The proposed project includes a Combined Development Permit
consisting of: 1) a Use Permit, Administrative Permit, and Design
Approval to allow construction of a 4,860 square foot canopy
covering a 12-pump fueling station, a 3,077 square-foot
convenience store, and associated site improvements; and 2) a
Variance to reduce the side and rear setbacks to 1 foot 4 inches
(east) and 1 foot 11 inches (south). Associated site improvements
of the proposed project (service station & convenience store)
include a 265 square foot trash enclosure, trellis, parking,
landscaping, fuel price sign, temporary stormwater retention ponds
(ranging from 1,200 square feet to 4,000 square feet), parking lot
light poles, and three underground diesel and gasoline storage
tanks [20,000 gallons (regular unleaded), 10,000 gallons (premium
unleaded), and 10,000 gallons (diesel); totaling 40,000 gallons].
Observation wells will be installed at the end of the tanks to allow
for maintenance and monitoring efforts. The trash enclosure and
temporary retention ponds will be sited on an adjacent parcel
(APN:161-571-003-000), which is under common ownership with
the project site (APN: 161-571-002-000). The interior layout of the
convenience store will be determined once a tenant has been
assigned to the space. The project also includes State Route 68 and
Corral de Tierra Road improvements, limited to restriping of turn
lanes and repaving impacted asphalt and sidewalks, which will
occur within State and County Right of Ways, respectively. No
native trees are proposed for removal. The project involves 2,170
cubic yards of cut and 1,005 cubic yards of fill, and 0.7 acres of
on-site disturbance for the gas station and convenience store.

c) Allowed Use. The property is located at 3 Corral de Tierra Road
(Assessor’s Parcel Number [APN]: 161-571-002-000), Toro Area
Plan. The subject property is zoned Light Commercial, with a B-8
and Design Control overlay (LC/B-8-D), which allows for the
establishment of a convenience store and gas station, subject to the
granting of an Administrative Permit and Use Permit, respectively.
A Variance is required to reduce the side and rear setbacks to 1
foot 4 inches (east) and 1 foot 11 inches (south). Pursuant to Title
21 Chapter 21.44, all development located in the Design Control
zoning overlay is subject to a Design Approval. Therefore, as
proposed, the project involves an allowed land use for this site,
subject to the granting of a Use Permit, Administrative Permit,and
Design Approval.

d) Lot Legality. The subject lot (0.68 acres in size) is illustrated as
Parcel 1 on a Parcel Map recorded in January 1974, Volume 6 of
Parcel Maps, Page 22. Therefore, this property is recognized by the
County as a legal lot of record.

e)  Tree Removal. The project involves the removal of three existing
trees, including two olive trees and one walnut tree. No native trees
are proposed for removal.
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f)  Review of Development Standards. The project was found to meet
all required development standards for the Light Commercial
zoning district as identified in Title 21 section 21.18.060, as
modified by the B-8 overlay (Chapter 21.42), except for the
required side and rear setbacks. The maximum allowed height for
all structures in the LC district is 35 feet. As proposed, the
convenience store will have a height of 25 feet, the fueling station
canopy will have a height of 18 feet 6 inches, and the trash
enclosure (located on an adjacent parcel) will have a height of 10
feet. The property is subject to a 50% site coverage limitation. As
proposed, the project will result in a site coverage of 26.7% (7,937
square feet), which is comprised of the convenience store and
fueling station canopy. The trash enclosure (265 square feet) is
located on an adjacent parcel and will not conflict or exceed that
parcel’s required site coverage. As proposed and designed, at least
10% of the lot will be landscaped with the implementation of the
project.

The Light Commercial zoning district requires that setbacks be
established through the project review process when no General
Development Plan is required (Monterey County Code section
21.18.070.A.3. Considerations for setbacks in that instance are a)
surrounding land use, b) provision of adequate parking and
landscaping, and c) other site design features. No minimum
setbacks are required for this zoning district. However, the B-8
overlay district enforces B-4 setback requirements, or 30 feet
(front), 10% of average width (side; 21.4 feet in this case), and 20
feet (rear) (Monterey County Code section 21.42.030.H). The
proposed project requests a variance to these setback requirements.

Toro Area Plan Policy T-3.3 requires a 100-foot front building
setback on lots adjacent to County- and State-designated scenic
routes, such as Highway 68 and Corral de Tierra Road. Highway
68 and Corral de Tierra abut the property to the north and west;
therefore, the property is subject to two 100-foot front setbacks.
Technically, the County Code considers the fuel canopy to be a
building. Pursuant to Policy T-3.3, this 100-foot setback may be
reduced for existing lots of record that have no developable area
outside the setback; no variance is required to reduce this setback.
The proposed convenience store will be located outside of this
100-foot front setback from Highway 68 and Corral de Tierra
Road; however, the proposed fueling stations and canopy will be
entirely within this setback. Siting the proposed convenience store,
a fully enclosed building, towards the rear of the property allows it
to meet the 100-foot setback and will allow it to better integrate
and have functional and visual unity with the adjacent planned (but
not built) Corral de Tierra Retail Village (see subsequent evidence
“h). The fuel canopy is an open structure that will meet the intent
of the policy to ensure views of open space and landscaping areas.
The site also proposes substantive landscaping along the two road
frontages except driveway access locations. Based on the site’s
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constraints, the setbacks to the convenience store, the openness of
the fuel canopy area, and functional unity with the planned Corral
de Tierra Shopping Village on the adjacent property, a reduction to
the required 100-foot setbacks is allowed from Highway 68 and
Corral de Tierra Road to 25 feet 5 inches (north) and 23 feet
(west).

Pursuant to Title 21 Chapter 21.68, a variance is required to
modify and reduce the required side and rear setbacks. In this case,
the criteria to grant the Variance and reduce the required side and
rear setbacks to 1 foot 4 inches (east) and 1 foot 11 inches (south)
have been met (see Finding No. 5 and supporting evidence).
Therefore, with the granting of a VVariance and the reduction
allowed under Policy T-3.3, the project meets all required
development standards.

g) B-8 Overlay. The property’s commercial land use designation
dates back nearly 50 years and is reflected in both the 1982 County
General Plan and the 2010 County General Plan. The property was
purchased by the current owner’s family in 1974. At that time, the
property had an operational fueling station and was leased to a
third-party operator. The fueling station was authorized pursuant to
a Use Permit granted by the County Zoning Administrator on
November 25, 1966 (HCD-Planning File No. ZA-74). The B-8
District was enacted in November 1992 (and amended in
September 1993) due to concerns associated with groundwater
supply in the Toro Area (Ordinance No. 03647, November 24,
1992; Ordinance No. 3704, September 7, 1993). The prior fueling
station was demolished in 2002. The B-8 District was adopted
primarily to prevent new parcels from being created in the Toro
Area (Board of Supervisors Resolution No. 12-040). The stated
purpose of the B-8 District is to “restrict development and/or
intensification of land use in areas where, due to water supply,
water quality, sewage disposal capabilities, traffic impacts or
similar measurable public-facility type constraints, additional
development and/or intensification of land use [is] found to be
detrimental to the health, safety, and welfare of the residents of the
area, or the County as a whole” (Title 21 section
21.42.030.H).“Intensification” is defined in Chapter 21.42 as “the
change in the use of a building site which increases the demand on
the constraint(s) which caused the ‘B-8’ District to be applied over
that use existing at that time the *B-8’ District is applied to the
property.” The B-8 District expressly allows *“[c]onstruction or
expansion of commercial uses where such construction or
expansion can be found to not adversely affect the constraints
which caused the ‘B-8’ District to be applied to the property” (Title
21 section 21.42.030.H.2). As described above, the constraint
which caused the B-8 zoning overlay to be applied to a portion of
the Toro planning area, inclusive of the project site, was
groundwater supply. The proposed project is consistent with the B-
8 overlay district’s limitations for two main reasons:
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1. The proposed project will not change the historical use of
the property and will be located on an existing lot of
record. The property has historically been used as a
fueling station since the 1960s. Although this prior fueling
station was demolished in 2002, the proposed project
involves rebuilding a fueling station and a convenience
market.

2. The property has historically been used as a fueling station
since the 1960s. This fueling station was in operation from
1966 to 2002. Accordingly, the prior gas station’s water
demand was accounted for in baseline 1992 groundwater
conditions that established the B-8 overlay. The proposed
project will not exceed the subject property’s water
demand at the time the B-8 District was applied to the
Property (1992). Instead, the proposed project will reduce
water demand from 1.2-acre feet per year (1974 fueling
station and convenience store’s water demand estimates,
which is presumed to be the same in 1992) to 0.84 acre
feet per year (proposed project demands), a reduction of
0.37 acre feet. See Finding No. 1, evidence “m”.

h)  Site Access. The project site currently has four driveways: two on
the northern side of the project site with access from Highway 68,
and two on the western side of the project site with access from
Corral de Tierra Road. The four driveways providing access from
Highway 68 and Corral de Tierra Road will be permanently closed
as part of the project, and vehicular access will be blocked with
landscaping and a rock/boulder barricade. An interior parking lot
serving the convenience store and fueling station will be
constructed and connected to the off-site, previously approved
driveways and access roads on APN: 161-571-003-000.

All access to the project site will be provided by off-site driveways
and internal access roads that were approved with HCD Planning
File Nos. PLN020344 and PLN110077 (Board of Supervisors
Resolution No. 12-040), which allowed construction of an
approximately 99,970 square foot retail shopping center (known as
the “Corral de Tierra Retail Village”) and associated site
improvements on the adjacent parcels, APN: 161-571-003-000 and
APN: 161-581-007-000. Four driveways were approved under
Resolution No. 12-040; three along Corral de Tierra Road and one
along Highway 68. The proposed project will utilize three of the
four previously approved driveways: the Highway 68 driveway
and the first two driveways along Corral de Tierra Road (see
October 29, 2025 Planning Commission staff report for more
details). The retail shopping center, driveways, and access
improvements have yet to be constructed, but underwent prior
environmental review as part of HCD Planning File Nos.
PLNO020344 and PLN110077. The Final Environmental Impact
Report (EIR; SCH#20007091137) adopted through Board of
Supervisors Resolution No. 12-039 contemplated and analyzed
these driveway and access improvements, as well as the
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construction and operation of a 99,970 square foot retail shopping
center. Accordingly, the proposed project scope (convenience
store, gas station, and on-site improvements) does not propose or
include these access improvements. The scope of work analyzed in
the Final EIR SCH#20007091137 has not changed, no substantial
changes in circumstances have occurred, and no new information
has become available; therefore, the analysis contained in the Final
EIR remains valid for construction of the off-site driveway and
access road improvements (Public Resources Code section 21166).
The Applicant/Owner is in the process of complying with the
applicable conditions of approval and mitigation measures of
Board of Supervisors Resolution No. 12-040 to obtain necessary
ministerial permits from HCD-Building Services to install these
driveways and access improvements. Condition No. 14 requires
that these construction permits be issued concurrently or prior to
the issuance of construction permits for the proposed project. This
condition will ensure that access improvements are installed
regardless of the construction of the Corral de Tierra Retail
Village. A Reciprocal Parking and Access Easement has been
granted over these driveways and internal drive aisles to the project
site to ensure continued access to these improvements (Clerk
Recorders Document No. 2019012434).

i)  Highway 68 / Corral de Tierra Road Improvements. As proposed
and designed, the project involves reconfiguring the vehicle travel
lanes on Corral de Tierra Road west of the project site. A median
will be constructed on Corral de Tierra Road in front of the first
driveway and within the driveway along Highway 68 to prevent
vehicles from making left turns to enter or exit the project site at
these driveways. South of the median along Corral de Tierra Road,
a dual-turn lane will be added to the center of Corral de Tierra
Road, which will provide a turn lane for southbound vehicles on
Corral de Tierra Road to turn into the project site. The project will
not require the widening of Corral de Tierra Road. Proposed
Highway 68 modifications involve elongating the west-bound left
turn lane (left turn lane from Highway 68 onto Corral de Tierra
Road) by approximately 100-130 linear feet and reciprocally
shortening the east-bound left turn lane (left turn from Highway 68
onto a private driveway serving five residences, adjacent to
Cypress Church Drive). These improvements are proposed due to
the known queuing issue within this turn pocket (undersized for
current traffic volumes during peak hours) and will accommodate
the project’s two to four additional vehicles in the AM and PM
peak hours. Caltrans reviewed these improvements and “concurs
with the conclusions of the traffic analysis completed for Cypress
Church Drive” and recommended that the applicant continue to
work with Caltrans to determine the appropriate length of each turn
lane. With implementation of the proposed project, the queuing
issues will not worsen within the Highway 68/Corral de Tierra left
turn lane.
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Reconfiguring these back-to-back left turn pockets will involve re-
striping and re-paving, where necessary. No other changes to
Highway 68 will occur. This work is subject to the granting of an
encroachment permit from the California Department of
Transportation, which has informed HCD-Planning that it is
agreeable to these improvements and has no major concerns or
conflicts with the project. These improvements are proposed with
the project and are not associated with construction of the Corral
de Tierra Retail Village.

J)  Trip Generation. The project is estimated to generate
approximately 3,181 vehicle trips per day, with 193 of these trips
in the morning peak hour and 221 trips in the evening peak hour.
Most vehicles traveling to and from the project site will be “pass-
by” trips, or trips from motorists already traveling along Highway
68 or Corral de Tierra Road who choose to make a stop at the
project site on their trip. Therefore, a pass-by trip reduction of 62%
to the AM peak hour trips and 56% to the PM Peak hour trips was
applied to account for existing trips that make a stop at the project
site. Pass-by reductions are based on the average rates for Gasoline
/ Service Station with Convenience Market (Land Use Code 945)
published by the ITE Trip Generation Handbook, 3™ Edition. With
the pass-by trip reduction applied, the project is estimated to
generate 73 new vehicle trips during the morning peak hour and 97
new vehicle trips in the evening peak hour. In addition, these new
trips generated by the project are assumed to be local-serving
(nearby residential communities) and less than three miles in
length, due to the proximity of other existing gas stations and
convenience stores on Highway 68 (Stone Creek 7-11 and Toro 7-
11).

k)  Level of Service. Caltrans intends to maintain traffic conditions at
LOS C or LOS D on state Highway facilities; or, if a state
Highway facility is operating at less than the appropriate target
LOS, the existing LOS should be maintained. The Circulation
Element of the General Plan requires that projects not reduce a
roadway's level of service below acceptable, unless mitigation is
required. The Transportation Analysis Report determined that the
project will not significantly affect LOS operations at Highway 68
intersections near the project site, and the project will not cause
Highway 68 intersections to degrade below acceptable LOS. The
results of the intersection level of service analysis under existing
plus project conditions show that the San Benancio Road/Highway
68 intersection will continue to operate at LOS F during the AM
peak hour with the project. All other intersections will operate at
LOS D or better during both AM and PM peak hours with the
implementation of the proposed project. At the Corral de Tierra
Road and Highway 68 intersection, the existing LOS in the AM
and PM peak hours is C and D, respectively. The proposed project
will not further reduce the LOS of San Benancio and Highway 68.
With the implementation of the project, the LOS levels will remain
the same at all nearby intersections. Accordingly, the project will
not conflict with programs or plans addressing Highway 68 (see
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Finding No. 2, Evidence “d”) and will not require mitigation per
General Plan Policy C-1.3, which requires projects that are found
to result in reducing a County road below the acceptable LOS
standard (D or better) to not proceed unless mitigating circulation
improvements are constructed concurrently with the new
development.

I)  Parking. Monterey County Code does not establish the number of
parking stalls required for convenience markets or fueling stations.
Pursuant to Title 21 Chapter 21.58, 1 parking stall per 500 square
feet of an automotive service station. However, the proposed
project does not provide multiple automotive services (eg, repair,
fueling, and maintenance). Given that on-site parking will be
primarily used by customers of the convenience market and the
fueling pumps do not require additional parking stalls (each fueling
pump will have adequate space for a vehicle or recreational
vehicle), utilizing the parking stall requirement for a small general
retail store is the most appropriate in this case. Small general retail
stores require 12 parking stalls per 250 square feet of net floor
area. Title 21 section 21.58.050 dictates that the square footage
associated with utilities or restrooms is not considered “net floor
area” when calculating the number of required parking stalls. The
proposed 3,077 square foot convenience market includes an area
for atleast one restroom and an 80 square foot utility room (net
floor area of less than 3,000). Therefore, 12 parking stalls are
appropriate for the proposed project (12 x 250 = 3,000).

m)  Operation. A General Development Plan is not required pursuant
to Monterey County Code section 21.18.030.E as there is no
potential adverse impact, and it will not further the purposes of
Chapter 21.18. The fueling station and convenience store are
proposed to be open 24 hours a day, seven days a week, with up to
three employees working at the project site at any given time.
Delivery trucks and fuel trucks will only enter the project site via
the second and third Corral de Tierra Road driveways, and will not
utilize the Highway 68 or first Corral de Tierra Road driveway
(Condition No. 18). Thus, entrance by these larger vehicles from
the first Corral de Tierra Road driveway or the Highway 68
driveway will not occur. Delivery trucks and fuel trucks will exit
the project via any of the three driveways (two on Corral de Tierra
Road and one on Highway 68). Passenger vehicles will utilize all
three of the driveways, as each driveway permits (right-in, right-
out for the first Corral de Tierra Road driveway and Highway 68
driveway, and all-turning movements for the second Corral de
Tierra Road driveway). It is estimated that the convenience store
and gas station will require approximately 247,646 gallons, or 0.76
acre-feet, of water per year. In combination with the estimated
water demand of landscaping, the proposed project is anticipated to
use approximately 273,714 gallons or 0.84 acre-feet of water per
year.

n)  Design Review/Neighborhood Compatibility. Pursuant to Title 21,
Chapter 21.44, the project site and surrounding area are designated
as a Design Control Zoning District (“D” zoning overlay), which is
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intended to regulate the location, size, configuration, materials, and
colors of structures and fences to assure the protection of the public
viewshed and neighborhood character. Pursuant to Toro Area Plan
Policy T-3.1, new development in visually sensitive areas, as
designated for this property, may be permitted if the development
is located and designed (i.e., building design, exterior lighting, and
siting) in such a manner that enhances the scenic value of the area,
and architectural design is consistent with the rural nature of the
Toro Area. The primary facade of the convenience store includes
green-brown board and batten with vertical natural wood facades,
dark bronze aluminum roofs and awnings, and dark metal window
trim. The side fagade consists of an off-white board and batten
exterior. The building materials and facades of the proposed
project will be visually consistent with other developments along
Highway 68 (see subsequent evidence “k’). The existing
convenience store west of the project site also incorporates beige
stone, wooden awnings and facades, and metal window trim;
accordingly, the proposed convenience store will be visually
similar to the nearest existing building. Other existing
developments along Highway 68, including residences, agricultural
support buildings, and commercial restaurants and businesses, also
incorporate stone facades and aluminum roofs. The proposed
convenience store will be of similar height and massing as nearby
residences and agricultural buildings, and will include similar
facades and exterior features of other structures visible from
Highway 68. Finally, the varying height between the convenience
store (25 feet) and the canopy (18.5 feet) will break up the
perceived bulk and mass of the property’s structures, specifically
when travelling along Highway 68. The project’s design will be
visually consistent with the Toro Area and the development will be
subordinate to the natural features of the area (General Plan Policy
0S-1.2), which include long-range views of hillsides (see
subsequent Evidence “k”). The three trees removed as part of the
project will be replaced with six trees, including two Coast live oak
trees, which will increase tree cover on the site and thus contribute
to the rural nature of the project area populated with native trees.

The project will include the construction of several light poles,
including three located adjacent to the parking spaces in front of
the convenience store and four along the property boundary with
Highway 68 and Corral de Tierra Road. The proposed light poles
will not exceed 25 feet in height. Additionally, the proposed
canopy over the fueling station will also include lighting to
illuminate the pumps and provide customer access to the
convenience store. As designed and conditioned, the canopy
lighting will have reduced lumens from dawn to dusk, with
motion-activated sensors to increase lumens when vehicles enter
the canopy area. To ensure that the canopy lighting does not glare
onto nearby roadways, Condition No. 13 requires that the lighting
fixtures be “full cutoff” and recessed into the canopy. The full
cutoff fixtures will emit no light above a horizontal plane, directing
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all illumination downward to prevent light pollution and glare.
These design features are consistent with Toro Area Plan Policy T-
3.5, which requires that exterior/outdoor lighting shall be located,
designed, and enforced to minimize light sources and preserve the
quality of darkness, and street lighting shall be as unobtrusive as
practicable and shall be consistent in intensity throughout the Toro
area. The project is consistent with neighborhood character and
will not detract from the surrounding environment.

0) Visual Resources. Figure 16 of the Toro Area Plan designates
certain areas and roads as visually sensitive and establishes
County-designated scenic Highways and roads. Areas designated
as visually sensitive, ranging from “Sensitive” to “Critical”, are
generally those public views of lands, hillsides, and ridges visible
from designated scenic Highways and corridors, including
Highway 68, Corral de Tierra, San Benancio, Laureles Grade, and
River Roads. Highway 68 is also a state scenic Highway. The
subject property is located at the intersection of Highway 68 and
Corral de Tierra Road, and therefore entirely visible; however,
only the southwestern corner of the project site is identified as
being “Sensitive” per Toro Area Plan Figure 16. Toro Area Plan
Policy T-3.2b identifies a scenic vista located approximately 3.3
miles south of the project site along Laureles Grade, which
overlooks the Toro area. The project site is not visible from this
scenic vista due to intervening topography. From the project site,
there are long-range views of hillsides vegetated with grass and
sparse trees to the east; densely clustered trees and distant hillsides
to the south; a convenience store and single-story, attached
residences with stone facades and wood-shingled roofs to the west;
and gentle, sloping hillsides and grassland to the north. The project
area is rural, and the only other development visible from the
project site is the adjacent existing convenience store to the east
and a church in the hills to the north. Although development
immediately proximate to the project site is limited, the project site
is located along the Highway 68 corridor between the cities of
Monterey and Salinas. Along this corridor, other rural development
is seen, including fences, driveways, residences, and agricultural
support buildings associated with private properties along Highway
68; paved roadways, parking lots, and small buildings at the
entrance to Fort Ord National Monument; and single-story
roadside shops and restaurants. As designed and proposed (see
preceding Evidence “i”), the convenience store will be visually
consistent with the rural nature of the Toro Area, and the fueling
station will not conflict with the Highway corridor setting of the
project site. The project’s proposed landscaping includes shrubs,
groundcover, and native trees, which will introduce vegetation
similar to the surrounding area to the project site. With these
design features and its proposed design and massing, the project
complies with Toro Area Policy T-3.2, which requires that land
use, architectural, and landscaping controls be applied to preserve
Toro's visually sensitive areas and scenic corridors. As proposed,
the project will not substantially degrade the existing visual
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character or quality of public views of the site and its surroundings.
p) Long-Term Sustainable Water Supply. General Plan Policy PS-3.1
requires that new development be served by a long-term
sustainable water supply, in both quantity and quality. The project
site is within the Corral de Tierra Subbasin in the greater El Toro
Planning Area, which also includes the EI Toro Primary Aquifer
System (“Primary Aquifer System”). This Corral de Tierra
subbasin has been combined with part of the Seaside Basin to
create the Monterey Subbasin of the Salinas Valley Basin
Groundwater Sustainability Agency (SVBGSA). The Primary
Aquifer System is considered to be in overdraft; however, previous
technical studies prepared in the area have shown that current and
increasing rates of pumping could be sustained for decades in areas
with suitable saturated thickness in the Primary Aquifer System.
Pursuant to the Sustainable Groundwater Management Act
(SGMA), the SVBGSA was formed to manage existing and
supplemental water supplies and adopted a Groundwater
Sustainability Plan (GSP) for the Monterey Subbasin in January
2022. The GSP outlines historical and current groundwater
conditions of the Monterey Subbasin and establishes a water
budget and sustainability goals for the basin. The Monterey
Subbasin has been affected by historic overdraft conditions.

The project will demand approximately 0.84 acre-feet per year of
water for convenience store operation and landscaping, which will
be provided by an existing on-site well (transient-non-community
water system) that draws water from the Corral de Tierra and
Monterey Subbasin. This well is located in the southwestern corner
of the project site and will be protected in place during
construction. The proposed water demand (0.84 acre feet per year
[AFY1]) is less than the project site’s historical water demand
(1.215 AFY). Consequently, the Project site’s historical water use
(1.215 AFY) is included in the historic groundwater overdraft
conditions of the Corral de Tierra and Monterey Subbasin.

Groundwater budgets and modeling presented in the GSP indicate
the subbasin is recovering from overdraft, including consideration
of the effects of climate change. Overdraft recovery is being
achieved through coordinated management of the Monterey
Subbasin and hydrologically connected basins, including the
critically overdrafted 180/400-Foot Aquifer Subbasin and the
adjudicated Seaside Subbasin. The Project site has a sufficient
saturated thickness (401-600 feet deep [note: thicker saturated
zones generally lead to greater groundwater storage capacity and
higher potential for water extraction]) to support the proposed
development, and is in an area known to have a “good” potential
for groundwater production. Based on a previous El Toro
Groundwater Study prepared by Geosyntec for the County of
Monterey Water Resources Agency (“MCWRA”) groundwater
levels beneath the Project site have not changed significantly in
almost 50 years (1960-2006). Further, groundwater elevation data
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provided by MCWRA for the closest monitoring wells (Station ID
Nos. 16S/02E-03A01 and 16S/02E-02D01) to the subject Project
site indicate that historical groundwater elevations have a slight
negative trend (0 to 1 feet) in groundwater elevations from 1990 to
2006, with some oscillation in the groundwater elevation that
somewhat correlates with drought periods.

In comparison to historical water demand, the Hydrogeological
Report concluded that the project will result in a net decrease in
historical water usage (reduction of 0.375 AFY). Accordingly, the
project will reduce the historical water demand placed on the
Monterey Subbasin. When compared to baseline conditions
(current conditions), there will be an increase in water demand by
0.84 AFY. However, the Hydrogeological Report concluded the
project will be a “de minimis extractor” as defined by California
Water Code Section 10721(e), as it involves extracting less than
two acre-feet of water per year. The Project is considered
consistent with the GSP goal of long-term sustainability within the
subbasin. As a result, the Proposed Project will have a less-than-
significant impact to groundwater supplies and will not
substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the Project may
impede sustainable groundwater management of the basin.
Furthermore, the Monterey Subbasin GSP estimates historical
annual well pumping in the Corral de Tierra Area at 1,296 AFY.
The additional net groundwater extraction proposed by the project
will account for less than 0.064% of all pumping in the area and
thus amounts to a negligible impact on surrounding groundwater
users and operation of the subbasin as a whole. Therefore, the
proposed project will not substantially decrease groundwater
supplies and evidence has been submitted demonstrating a long-
term sustainable water supply, as required by General Plan Policy
PS-3.2.

q) Land Use Advisory Committee. The project was referred to the
Toro Land Use Advisory Committee (LUAC) for review. The
LUAC, at a duly noticed public meeting on May 28, 2024, voted 5
— 1 to support the project with changes. The LUAC recommended
that the Applicant/Owner reduce the scope and scale and use earth-
tone exterior colors rather than white. In response to these
recommended changes, the Applicant/Owner reduced the height of
the convenience store from 26 feet to 25 feet, and changed the
front fagade’s exterior colors and materials from white board and
batten with light tan stone to a green-brown board and batten with
natural vertical wood siding. The side fagade still includes an off-
white board and batten, but that side is not the primary view of the
proposed development from Highway 68 or Corral de Tierra Road.
Members of the public commented on the size of the building, the
number of gas pumps, and the height of the fueling station canopy
versus the original gas station, and inquired as to whether there
will be any public restrooms or the on-site sale of alcohol.
Members of the LUAC raised concerns regarding the hours of
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operation, down-lit lighting for the canopy, and the use of earth-
toned materials. The 18-foot high canopy is needed to allow for
larger recreational vehicles and standard vehicles to use the fuel
pumps. The site is not constrained to being developed to the same
size, bulk, or mass as the original gas station, which was
demolished in 2002. As designed, all exterior lighting will be
downlit, and canopy lighting will be recessed and dimmed from
dusk to dawn to ensure that the proposed development does not
introduce a substantial new source of lighting to the area. The
interior layout of the convenience store has yet to be finalized,;
however, at a minimum, a restroom will be provided to employees.
The sale of alcohol is an allowed use in the underlying zoning
district and will be subject to obtaining necessary licenses from the
California Department of Alcoholic Beverage Control.

r)  Archaeological Resources. In accordance with Title 21 section
21.66.050, a Phase I Inventory of Archaeological Resources
(County of Monterey Library No. LIB230303) was prepared for
the proposed project. According to the results of the Phase |
Archaeological Assessment, no archaeological resources or
archaeological deposits were identified within the project site. The
project site has been heavily disturbed as a result of the
development of the previous gas station and its underground tanks.
The underground storage tanks were removed, and the gas pump
infrastructure was demolished in 2002. The remaining
aboveground structure was demolished in 2018. However, the
project site is identified as within an area of High Archaeological
sensitivity according to Monterey County GIS. 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.

s)  Greenhouse Gas Emissions. The 2010 General Plan includes
policies associated with commercial development, including Policy
LU-4.2, where the County is required to designate sufficient land
for commercial activities to support and serve the projected
population while minimizing conflicts between commercial and
other uses. The placement of the gas station and convenience store
at the project site is also consistent with nearby land uses — with a
corner market located across the street — as well as consistent with
General Plan Goal LU-4 & Policy LU-4.2, which encourages
commercial development near major residential areas and
transportation routes (see subsequent Evidence “t”). The project is
located approximately 1,000 feet from the nearest residence,
located to the southwest of the site. Additionally, the project is
located directly adjacent to Highway 68, as well as Corral Del
Tierra Road, a major arterial roadway. The project is consistent
with Policy 0OS-10.10 in the Conservation and Open Space
Element of the 2010 General Plan, which states that future
development shall be designed to maximize energy efficiency to
the extent feasible and accommaodate energy infrastructure (i.e.,
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transmission lines, power plants and pipelines, and fueling
stations). Since the project is a fueling station, it supports the
development of energy infrastructure. Policy OS-10.7 encourages
the use of the best available technology for reducing air pollution
and thus GHG emissions. Accordingly, the project will comply
with California Building Energy Efficiency Standards, which
require green building features such as energy-efficient lighting to
be installed on-site. Therefore, the proposed project will not
conflict with the policy direction contained in the General Plan.

t)  Toro Area Plan Policy T-2.4. This policy encourages the
improvement of Highway 68 intersections, the construction of
alternate passing lanes, public transit roadway improvements, and
improved bicycle safety measures to be undertaken at the earliest
time that funding becomes available. Accordingly, as designed,
implementation of the project involves extending the west-bound
left turn lane at the Highway 68 and Corral de Tierra Road
intersection, addressing known and project-related queuing delays.
The California Department of Transportation and the
Transportation Agency of Monterey County have confirmed that
the proposed project is consistent with future improvements and
does not conflict with known and planned Highway 68 and Corral
de Tierra Road intersection improvements.

u)  General Plan Policy LU-4.2 & L.U-4.8. Policy LU-4.2 policy
encourages that commercial activities support and serve the
County’s projected population while minimizing conflicts between
commercial and other uses. Policy LU-4.8 requires that
commercial areas be designated in locations that offer convenient
access. Currently, there is no operational fueling station between
the Del Rey Oaks Junction Center (intersection of Highway 68 and
Canyon Del Rey Boulevard) and Serra Village (Toro). Consistent
with this policy, the proposed gas station will serve the existing
population of the County and especially nearby communities along
Highway 68—including Corral de Tierra, San Benancio, Ambler
Park, Pasadera, and Baronet Estates—by providing a convenient
and reliable fueling option in an area that currently lacks one. It
will improve access to fuel and convenience store goods (food,
drink, basic groceries, personal care, etc) for residents, commuters,
and local businesses, reducing the need to travel longer distances
for basic services.

v)  The project planner reviewed the application materials, plans, and
County GIS records to verify that the proposed project on the
subject parcel conforms to the applicable plans and Monterey
County Code.

w)  The project planner conducted site inspections on May 29, 2025,
October 30, 2024, July 2, 2024, and May 28, 2024 to verify that
the project on the subject parcel conforms to the plans listed above.

X)  The application, project plans, and related support materials
submitted by the project applicant to Monterey County HCD-
Planning for the proposed development are found in Project File
PLN220348.
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2. FINDING: SITE SUITABILITY - The site is physically suitable for the use
proposed.

EVIDENCE: a) The project has been reviewed for site suitability by the following
departments and agencies: HCD- Planning, Monterey County
Regional Fire Protection District, HCD-Engineering Services,
HCD-Environmental Services and the Environmental Health
Bureau. County staff reviewed the application materials and plans,
as well as the County’s GIS database, to verify that the project
conforms to the applicable plans, and that the subject property is
suitable for the proposed development. There has been no
indication from these departments/agencies that the site is not
suitable for the proposed development. Recommended conditions
have been incorporated.

b) Potential impacts to biological, archaeological, soils/geology,
transportation, and groundwater were identified. The following
reports have been prepared:

- “Biological Resources Report” prepared by Denise Duffy
and Associates, Inc. dated October 2023, amened
December 2024 (County of Monterey Library No.
LIB230295);

- “Phase | Archaeological Assessment” prepared for the
project by Achasta Archaeological Services, dated
September 2024 (County of Monterey Library No.
L1B230303);

- “Geotechnical Report” prepared for the project by Grice
Engineering Inc. dated April 2023 (County of Monterey
Library No. LI1B230292) ;

- “Hydrogeological Report” prepared by Luhdorff &
Scalmanini Consulting Engineers dated August 2024
(County of Monterey Library No. LIB250095) ;

- “Preliminary Stormwater Control Plan” prepared by
Whitson Engineers dated September 2023 (County of
Monterey Library No. L1B230294)

- “Transportation Analysis Report” prepared by Hexagon
Transportation Consultants, Inc. February 2024 (County of
Monterey Library No. LI1IB230293)

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

c)  Staff conducted site inspections on May 29, 2025, October 30,
2024, July 2, 2024, and May 28, 2024 to verify that the site is
suitable for this use.

d) Planned Highway 68 Improvements. Caltrans has proposed the
Highway 68 Corridor Improvement Project, which would modify
the design of nine intersections along Highway 68. The modified
intersections, including the intersection of Highway 68 and Corral
de Tierra Road adjacent to the project site, would be converted into
two-lane roundabouts or expanded signalized intersections with
adaptive signal control technology. The County of Monterey has
consulted with Caltrans, and proposed project is not anticipated to
interfere with the preliminary footprint of the Highway 68/Corral
de Tierra Road intersection improvements design. In March 2025,
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Caltrans commented on the project, stating, “Caltrans confirms that
the proposed fueling station project on Corral de Tierra is not
expected to be impacted by future roundabout improvements on
Highway 68. However, it’s possible that elements of the project
may change until we achieve the final design”. Although the
proposed driveways, underground storage tanks, fueling station
with overhead canopy, and convenience store will not be within the
footprint of the proposed roundabout, sidewalk and perimeter
improvements may need to be modified or obtained by Caltrans to
accommodate the final Highway 68 improvements. An
encroachment permit from Caltrans is needed to allow
improvements within Highway 68 Right-of-Way. At such time,
Caltrans will review the final construction plans for conformance
with the roundabout improvement project. Accordingly, the
proposed project will not conflict with this program for Highway
68.

e) See Finding No. 1, and supporting evidnece.

f)  The application, project plans, and related support materials
submitted by the project applicant to the Monterey County HCD -
Planning for the proposed development found in Project File
PLN220348.

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

EVIDENCE: a) The project was reviewed by HCD-Planning, HCD-Engineering
Services, HCD-Environmental Services, Monterey County
Regional Fire Protection District, and the Environmental Health
Bureau. Conditions have been recommended, where appropriate, to
ensure that the project will not have an adverse effect on the health,
safety, and welfare of persons either residing or working in the
neighborhood.

b)  Water, Wastewater, Electricity. The project site is currently served
by an individual water well (Exxon Station Water System, a
transient-non-community water system, County of Monterey
Environmental Health Bureau [EHB] Record ID No. WA000185),
which will be used for the proposed project’s water supply. Water
for fire suppression will be provided by California-American
Water (Can and Will Serve letter dated July 12, 2023). Wastewater
service will be provided by California Utilities Services (Can and
Will Serve letter dated March 24, 2023). Condition No. 9 ensures
waste fixture unit verification. Electricity will be provided by
Central Coast Community Energy (3CE), the regional community
choice energy provider, via existing Pacific Gas and Electric
Company (PG&E) infrastructure.

c)  Hazardous Materials. Operation of the gas station will include the
use, transport, and handling of hazardous materials. Specifically,
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operation will include the regular transportation of gasoline,
refilling underground storage tanks, pumping gasoline to fuel
dispensers, and the use of the fuel dispensers by motorists. To
ensure that the project does not result in hazardous materials being
accidentally released into the environment, the project is required
to operate in compliance with all applicable federal, state, and local
requirements. These include State Water Resources Control Board
Health and Safety Code, Section 25280; Efficacy requirements
established by the United States Environmental Protection Agency;
Section 2540.7, Gasoline Dispensing and Service Stations, of the
California Division of Occupational Safety and Health
Administration Regulations; Chapter 38, Liquefied Petroleum
Gases, of the California Fire Code, the Resource Conservation and
Recovery Act; and Phase | and Phase Il enhanced vapor recovery
(EVR) systems requirements of the California Air Resources
Board. The fuel dispensers, underground storage tanks, and
associated fuel delivery infrastructure will be subject to routine
inspection by federal, state, and local regulatory agencies with
jurisdiction over service station facilities. Condition No. 10
requires

d)  Geology and Soils. Although no known faults cross the site, there
are active faults nearby, which could produce an earthquake that
could impact the project site. The Geotechnical Report notes that
strong seismic shaking typical of the region and California is
possible within the area. However, structural design for the
residential development must comply with the seismic design
criteria included in Section 1613 of the 2022 California Building
Code (CBC), which will reduce impacts related to seismic activity
to a less than significant level. Section 18.02.010 of Monterey
County Code adopts the CBC as the building code of Monterey
County. The Geotechnical Report includes recommendations for
material storage during project construction and roof and area
drainage for project operation to control erosion. All
recommendations of the Geotechnical Report shall be incorporated
into the final construction plans pursuant to Title 16 section
16.08.110. In addition, applicants and/or developers are required
to prepare erosion control plans that detail appropriate methods to
prevent and/or minimize erosion during all phases of a new project
in accordance with Monterey County Code Chapter 16.12
(Condition No. 15). Erosion control plans are also subject to
review and approval by the Housing & Community Development
Environmental Services prior to the issuance of building permits.

e)  Prior Site Remediation. The project site was previously developed
as a gas station, which ceased operation in 2002. The previous gas
station’s fuel pumps and underground storage tanks were removed,
and contaminated soil remediation was undertaken with the
regulatory oversight of the Central Coast Regional Water Quality
Control Board (RWQCB). The Central Coast RWQCB issued a
case closure on March 24, 2020, indicating remediation and
corrective action have been completed to the satisfaction of the
Central Coast RWQCB and no further action is required. Pursuant
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to the Central Coast RWQCB?’s case closure, the project applicant
is required to notify the Central Coast RWQCB and the Monterey
County Environmental Health Bureau prior to grading, excavation,
or dewatering activities at the project site and obtain applicable
hazardous materials permits from the Monterey County
Environmental Health Bureau. Although not anticipated, if
excavated soils contain hazardous materials, they must be stored,
transported, and disposed of in accordance with regulations
established in California Health and Safety Code Division 20
Chapter 6.5.

f)  Air Quality. MBARD sets a screening threshold of 2.2 acres of
construction earthmoving per day. If a project results in less than
2.2 acres of earthmoving, the project is assumed to be below the 82
pounds of PM10 per day threshold of significance. The proposed
project will disturb approximately 1.8 acres of land in total. Per the
draft Construction Management Plan, grading and excavation-
related activities will occur over several weeks and will not exceed
MBARD’s daily ground disturbing thresholds for excavation (2.2
acres per day) or grading (8.1 acres per day). Therefore,
construction activities will not result in PM10 emissions that
exceed MBARD thresholds. Operational emissions will not be
substantial, as emissions will only involve vehicle trips and energy
usage associated with the gas station and convenience store. Vapor
recovery is controlled as described above in Finding No. 3,
Evidence “c.” Project operation will attract 3,181 vehicle trips
daily, including 193 vehicle trips (97 in and 96 out) in the AM
peak hour and 221 vehicle trips (111 in and 110 out) in the PM
peak hour, with the majority being pass-by trips, as described
above in Finding No. 1, Evidence “j.” Additionally, emissions
estimates from the CalEEMod model demonstrated that project
operation will not release air pollutants above currently established
significance thresholds. The project is also required to comply with
CARB Executive Orders that aim to control vapor emissions of
retail service stations. Therefore, the project will not contribute
substantially to an existing or projected air quality violation.

g)  The application, project plans, and related support materials
submitted by the project applicant to the Monterey County HCD -
Planning for the proposed development are found in Project File
PLN220348.

4, FINDING: NO VIOLATIONS - The subject property is in compliance with

all rules and regulations pertaining to zoning uses, subdivision and
other provisions of the applicable zoning ordinance (Title 21).

EVIDENCE: a)  Staff reviewed Monterey County HCD - Planning and Building
Services Department records and is not aware of any violations
existing on the subject property.

b)  Staff conducted site inspections on May 29, 2025, October 30, 2024,

July 2, 2024, and May 28, 2024 to verify that the property is in
conformance with all applicable regulations of Title 21.
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c)  The application, plans and supporting materials submitted by the
project applicant to Monterey County HCD-Planning for the proposed
development are found in Project File PLN220348.

5. FINDING: CEQA (SATUTORILY EXEMPT): The project is statutorily exempt
from environmental review, is consistent with the development density
established by the general plan, and there are no project-specific significant
effects that are peculiar to the project or project site.

EVIDENCE: a) California Environmental Quality Act (CEQA) Guidelines section 15183
states that a project shall qualify for an exemption if the following findings
can be made: a) the project is consistent with the development density
established by existing zoning or the general plan for which the EIR was
certified; b) there are no project specific effects which are peculiar to the
project or its site and which the EIR failed to analyze as significant effects;
c) there are no project specific impacts which the EIR failed to analyze as
significant effects; d) there are no potentially significant offsite and/or
cumulative impacts that the EIR failed to analyze; and €) there is no
substantially new information that results in more severe impacts than
anticipated by the EIR.

b)  Asdescribed in subsequent Evidence “c”, the project is consistent with the
development density of the zoning district or General Plan. As described in
subsequent Evidence “e” through “y”, the project will not involve
development in areas not analyzed previously in the 2010 General Plan
EIR. The project will not have new significant or substantially more severe
or peculiar site-specific impacts with regulatory requirements and
mitigation measures in place, nor will there be potentially significant off-
site impacts, cumulative impacts, or previously identified significant
effects, which were not discussed in the prior environmental document.
Also, there are no previously identified significant effects which, as a
result of substantial new information that was not known at the time of the
previous environmental review, are determined to have a more severe
adverse impact than discussed in the 2010 General Plan EIR. Accordingly,
no additional environmental review is required. Therefore, the project
qualifies for an exemption through CEQA Guidelines section 15183.

c) The project, as proposed and conditioned, involves the development of a
0.68-acre site. The property is zoned Light Commercial, with a land use
designation of Commercial. Construction of the site with a fueling station,
convenience store, and related site improvements is subject to the goals,
text, and policies of the 2010 General Plan, Toro Area Plan (a part of the
2010 General Plan), and Zoning Ordinance (Title 21). The 2010 General
Plan and Light Commercial Zoning District do not establish densities for
the underlying zoning district or land use designation. Therefore, the
project is not subject to a density restriction and thus does not conflict with
the requirement of CEQA Guidelines section 15183 that the project be
consistent with the development density of the zoning district or General
Plan. Furthermore, the subject property’s B-8 overlay district requires that
development be constructed at a density that does not intensify or
adversely impact the surrounding area’s constraints (groundwater in the
Toro Area Plan). As demonstrated in Finding No. 1, Evidence “g”, the
project is consistent with the density and intensity of the B-8 overlay
district.
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d) The project site is currently vacant and is surrounded by other compatible
commercial and public quasi-public uses. The site was previously
developed with a fueling station and convenience market.

e)  Aesthetics. Impacts to aesthetics/visual resources were analyzed on pages
4.14-1 through 4.14-46 of the 2010 General Plan EIR. Impacts to scenic
vistas and views from scenic Highways from implementation of the 2010
General Plan were found to be less than significant. Impacts to existing
visual character and new sources of light and glare were found to be
significant and unavoidable. Adherence with the applicable General Plan
policies and zoning ordinance will ensure that the project will result in
less-than-significant aesthetic impacts. General Plan Policy LU-1.13 and
Toro Area Plan Policy T-3.5 were implemented to minimize new sources
of light and glare by requiring down-lit, unobtrusive exterior lighting
sources. These policies are implemented through a standard County
condition of approval, which has been applied to this project to ensure
there are no new or substantially more severe impacts concerning lighting
and glare beyond those previously identified in the 2010 General Plan EIR.
(see Finding No. 1, Evidence “n”). As described in Finding No. 1,
Evidence “f”, “n”, “0”, the proposed project is consistent with the type of
development envisioned in the 2010 General Plan for the site, is consistent
with the surrounding land uses in type and intensity, and is consistent with
the rural character of the Toro Area Plan. Therefore, the project will not
result in new significant or substantially more severe or peculiar site-
specific impacts on aesthetics, and no additional environmental review is
required.

f)  Agriculture and Forest Resources. Impacts to agricultural resources were
analyzed on pages 4.2-1 through 4.2-28 of the 2010 General Plan EIR.
Impacts related to the conversion of Important Farmland and farmland to
non-agricultural uses were determined to be significant and unavoidable.
Impacts related to conflicts with existing zoning for agricultural use and
Williamson Act contracts as a result of implementation of the 2010
General Plan EIR were found to be less than significant. The project site is
within the land defined and assessed by the General Plan as Urban and
Built-Up Land, and the project will have no effect on agricultural or forest
lands. Therefore, the project will not result in new significant or
substantially more severe or peculiar site-specific impacts to agriculture or
forest resources, and no additional environmental review is required.

g)  Air Quality. The 2010 General Plan EIR discusses air quality impacts on
pages 4.7-1 through 4.7-42 and finds that impacts related to conflicts with
air quality management plans and standards, increased carbon monoxide
levels along County roadways, and objectionable odors will be less than
significant. Impacts related to the generation of construction emissions
were found to be less than significant with the incorporation of seven
mitigation measures. Mitigation Measures presented in the 2010 General
Plan EIR are not be applicable to the project as they are either
programmatic, are not applicable to the proposed project, or are applicable
to the County as an agency. Based on the air quality policies in the General
Plan EIR along with the project-specific comparison to MBARD
thresholds included above, there will be no significant impacts or peculiar
circumstances associated with the project that will require additional
review. The project will be required to comply with all applicable County
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and MBARD standards. Neither construction or operational emissions will
exceed MBARD thresholds. See Finding No. 3, Evidence “f”. The project
will not result in new significant or substantially more severe or peculiar
site-specific impacts to air quality, and no additional environmental review
is required.

h)  Biological Resources. The General Plan EIR discusses biological resource
impacts on pages 4.9-1 through 4.9-104. Both documents find that
biological resource impacts related to the potential loss of protected trees
and potential inconsistencies with adopted conservation plans would be
less than significant. Impacts related to the potential to impact special-
status species were found to be less than significant with the incorporation
of mitigation measures. General Plan EIR Mitigation Measure B10-1.3 has
already been implemented by the project through the preparation of a
project-specific biological resources analysis, which includes site-specific
recommendations, including consistency with Mitigation Measure BIO-
3.2. All other Mitigation Measures presented in the 2010 General Plan EIR
are not be applicable to the project, as they are either programmatic or are
applicable to the County as an agency. No special-status plants were
determined to have the potential to occur within the project site. No
special-status wildlife species were determined to have the potential to
occur within the project site. Raptors, their nests, and other nesting birds
are protected under California Fish and Game Code. Denise Duffy &
Associates, Inc. conducted a pedestrian survey on April 6,2023 and
determined that there are no nesting opportunities for raptors within the
project site; however large coast live oak and eucalyptus trees adjacent to
the project site could be utilized as nest sites. The “Biological Resources
Report” prepared by Denise Duffy and Associates, Inc. dated October
2023, amened December 2024 (County of Monterey Library No.
LIB230295) conducted a pedestrian survey on April 6,2023 and
determined that there are no nesting opportunities for raptors within the
project site; however large coast live oak and eucalyptus trees adjacent to
the project site could be utilized as nest sites. The County’s standard
condition of approval has been applied to the project, requiring that a
raptor and bird nesting survey be obtained if construction is scheduled to
occur between February and August (Condition No. 11). No sensitive
natural communities are present within or adjacent to the project site, nor
are any riparian habitats or critical habitats. As no riparian habitat is
present on the site, the 2010 General Plan EIR Mitigation Measures BIO-
2.1, BIO-2.2, and BIO-2.3 do not apply to the project. The 2010 General
Plan EIR Mitigation Measures B1O-1.4 and BIO-1.5 do not apply to the
project, as they are County level mitigation. No wetlands or waters are
present within or adjacent to the project site. As no wetlands are present on
the site, the 2010 General Plan EIR Mitigation Measures B1O-2.1, BIO-
2.2, and B10-2.3 would not apply to the project. The project site is located
within a corridor do wildlife movement; however, the project vicinity is
largely surrounded by residential development south of HIGHWAY 68
which itself serves as a partial barrier to wildlife movement. As such, the
2010 General Plan EIR Mitigation Measure B1O-3.1 does not apply to the
project. Development of the proposed project will not alter the existing
barriers for wildlife movement. With the incorporation of the required
condition of approval to address raptor birds (Condition No. 11), the
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project will have no new significant or substantially more severe or
peculiar site-specific impacts to biological resources, nor will there be
potentially significant off-site impacts, cumulative impacts, or previously
identified significant effects, which were not discussed in the prior
environmental document. Potential biological impacts associated with
construction of the off-site access improvements (driveways and internal
drive aisles) will be addressed through compliance with applicable
mitigation measyres of Resolution No. 12-040. These potential impacts are
not associated with the implementation of the proposed project. No
additional environmental review required.

i)  Cultural Resources. The General Plan EIR analyzes cultural resources on
pages 4.10-1 through 4.10-27 and finds that impacts to paleontological
resources and burial sites would be less than significant. Impacts to historic
resources and previously undiscovered archaeological resources would be
less than significant with implementation of mitigation. There are no
existing buildings or structures within the project site and no demolition
would be required. The project will have no impact to historical resources
and the 2010 General Plan EIR Mitigation Measure CUL-1 does not apply.
The project site has been heavily disturbed as a result of the development
of the previous gas station that was operated in that location from 1968 to
1996, which included underground tanks. However, the project site is
identified as within an area of High Archaeological sensitivity. If
previously unidentified archaeological resources are exposed during
ground disturbance, the County’s standard conditions of approval outline
steps to take, including halting work within 50 meters of the radius of the
find(s) until a qualified archaeologist evaluates it. This standard condition
of approval will protect unanticipated archaeological resources uncovered
at the project site (see Finding No. 1, Evidence “r”). Accordingly, the
project will not result in new significant or substantially more severe or
peculiar site-specific impacts on cultural resources, and no additional
environmental review is required.

) Energy. The 2010 General Plan EIR discusses energy impacts on page 6-1
through 6-2 and finds that impacts would be significant and unavoidable.
Operation of the project will result in energy demand from electricity
consumption for lighting, convenience store operation, fuel dispenser
operation, and energy demand from gasoline consumption attributed to the
daily trips to the fuel facility. The project will be consistent with applicable
Monterey County General Plan policies regarding energy consumption and
efficiency. See Finding No. 1, Evidence “s”. The project will not involve
development in areas not analyzed previously in the 2010 General Plan
EIR, nor does it propose to have peculiar or substantial impacts not
covered in the 2010 General Plan EIR. Compliance with applicable
General Plan policies will reduce project impacts such that it will have no
new significant or substantially more severe or peculiar site-specific
impacts to energy resources, nor will there be potentially significant off-
site impacts, cumulative impacts, or previously identified significant
effects, which were not discussed in the prior environmental documents.

k)  Geology and Soils. The 2010 General Plan EIR discusses geology and
soils impacts on pages 4.4-1 through 4.4-51 and concludes that impacts
related to fault rupture, ground shaking, liquefaction, slope instability,
landslides, expansive soils and unstable geologic units, septic systems,
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tsunami, seiche, and mudflow hazards would be less than significant.
Impacts related to soil erosion hazards would be less than significant with
implementation of General Plan EIR Mitigation Measure BIO-2.1. The
nearest known potentially active fault line to the project site is the
Chupines Fault, located approximately 1.6 mile to the southwest.
According to the Geotechnical Report, no known faults cross the site.
Therefore, there is no risk of fault rupture onsite. The Geotechnical Report
includes recommendations for material storage during project construction
and roof and area drainage for project operation to control erosion. All
recommendations of the Geotechnical report shall be incorporated into the
final construction plans pursuant to Title 16 section 16.08.110. In addition,
applicants and/or developers are required to prepare erosion control plans
that detail appropriate methods to prevent and/or minimize erosion during
all phases of a new project in accordance with Monterey County Code
Chapter 16.12 (see Finding No. 3, Evidence “d”) . With adherence to the
Monterey County Code, California Building Code, and inclusion of the
recommendations made in the Geotechnical Report, impacts related to
erosion and expansive soils would be less than significant. The project will
not involve development in areas not analyzed previously in the 2010
General Plan EIR, nor does it propose to have peculiar or substantial
impacts not covered in the 2010 General Plan EIR. The project will not
result in new significant or substantially more severe or peculiar site-
specific impacts to geology and soils, and no additional environmental
review is required.

I)  Greenhouse Gas Emissions. The 2010 General Plan EIR analyzes
greenhouse gas (GHG) emissions on pages 4.16-1 through 4.16-44 and
concludes that impacts would be less than significant with the
incorporation of mitigation measures. Monterey County does not currently
have an adopted GHG reduction plan with numerical reduction targets for
individual uses and developments. The County of Monterey is in the
process of developing a Community Climate Action and Adaptation Plan
(CCAAP) to reduce GHG emissions within the unincorporated county
area.General Plan policies contain direction for the preparation of such a
plan, with guidance on what goals or measures should be accomplished in
the development of a plan. The 2010 General Plan includes policies
associated with commercial development, including Policy LU-4.2, where
the County is required to designate sufficient land for commercial
activities to support and serve the projected population while minimizing
conflicts between commercial and other uses. The project is consistent
with this Policy (See Finding No. 1, Eivndece “s”). The project will be
consistent with Policy 0S-10.10 in the Conservation and Open Space
Element of the 2010 General Plan, which states that future development
shall be designed to maximize energy efficiency to the extent feasible and
accommodate energy infrastructure (i.e., transmission lines, power plants
and pipelines, and fueling stations). See Finding No. 1, Eivndece “s”. The
project will comply with applicable state and County standards for green
building and GHG emissions reductions. The project will not result in new
significant or substantially more severe or peculiar site-specific impacts to
greenhouse gases, and no additional environmental review is required.

m)  Hazards and Hazardous Materials. The General Plan EIR discusses
hazardous materials impacts on pages 4.13-1 through 4.13-31, and finds
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that impacts related to hazards and hazardous materials use in the County
would be less than significant. Compliance with applicable state and
federal laws and regulations would reduce potential impacts associated
with the routine transport, use, or disposal of hazardous materials or the
release of hazardous materials into the environment. Additionally, no
known oil or gas wells exist within the project site per California
Department of Conservation, Division of Geologic Energy Management
records. The proposed project is not within 0.25 mile of a school. the
project site is located on a former hazardous materials site. However, it has
since been remediated (see Finding No. 3, Evidence “e”). Construction and
operation of the project will not create a significant hazard to the public or
the environment associated with a hazardous materials site. The project site
is not near an airport or within an airport land use plan. Therefore, the
project will not result in a safety hazard or excessive noise for people in the
project area. Construction of the proposed project will not result in lane
closures on Highway 68 and will not create new obstructions to the
County’s identified evacuation routes within the Emergency Operations
Plan. In addition, the proposed project will not result in inadequate
emergency access as project plans are subject to review and approval by
Monterey County Regional Fire Protection District during the permit
process. The project site is located within a Moderate FHSZ in an area
designated as a State Responsibility Area. The project will not expose
people or structures to a significant risk involving wildland fires.
Furthermore, the proposed project does not include residences, and will be
required to comply with the applicable fire safety provisions of the CBC,
thereby reducing the risk of damage from fire to the maximum extent
practicable. The project will not result in new significant or substantially
more severe or peculiar site-specific impacts to hazards or hazardous
materials, and no additional environmental review is required.

n)  Hydrology and Water Quality. The General Plan EIR discusses hydrology
and water quality impacts on pages 4.3-1 through 4.3-196, and concludes
that impacts related to degraded water quality, wastewater disposal, well
interference, alteration of drainage patterns, increased flood risk,
development within flood hazard areas, and failure of levees or dams
would be less than significant. The General Plan EIR found that impacts
related to potable water supply, water supply infrastructure, groundwater
supplies, groundwater recharge be significant and unavoidable after
implementation of the mitigation measures. Ground-disturbing activities
have the potential to increase erosion and subsequent sediment transport
downstream either overland or within watercourses. Project
implementation could lead to disturbed sediment entering nearby
watercourses, such as El Toro Creek, and increase turbidity and altering
channel characteristics, which could contribute to water quality
impairments and reduce beneficial uses. However, the Project is required
to prepare an erosion control plans that detail appropriate methods to
prevent and/or minimize erosion during all phases of a new project in
accordance with Monterey County Code Chapter 16.12. Monterey County
Code Sections 16.12.080 and 16.12.090 outline construction erosion
control measures, including but not limited to temporary planting to
stabilize stockpiled soils and drainage filtration and protection. Section
16.12.090 also prohibits land clearing operations between October 15" and
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April 15" unless specific authorization is given, and requires runoff from
sites to be detained or filtered by berms, vegetation filter strips, or catch
basins to prevent the escape of sediment from the site. Monterey County
Code Section 16.12.070 outlines required erosion control measures for
project operation, which include but is not limited to, retaining runoff at
pre-development levels or controlling runoff over non-erodible surfaces
such that the rate of runoff does not exceed pre-development levels.
Condition No. 15 requires adherence to Chapters 16.12 and 16.08, and
implementation of standard erosion control and dust control best
management practices. This standard condition of approval will prevent
and minimize potential erosion, sedimentation, and spills which could
impact water quality on the project site. The project will not conflict with
or obstruct implementation of a water quality control plan. As described in
Finding No. 1, Evidence “p”, the proposed project will not interfere with
overdraft recovery projected in the GSP, or with sustainable management
of the Monterey Subbasin through implementation of the GSP. Therefore,
the project will not substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the project will impede
sustainable groundwater management of the basin or conflict with a
sustainable groundwater management plan. The project will not interfere
with flooding patterns because the project site is not located with a
floodplain or flood hazard area. Additionally, according to the Federal
Emergency Management Agency flood insurance maps, the project site is
not located within an identified 100-year flood hazard area, and thus will
not expose people or structures to a significant risk of loss, injury or death
involving flooding. The project will not result in new significant or
substantially more severe or peculiar site-specific impacts to hydrology or
water quality, and no additional environmental review is required.

0)  Land Use and Planning. The General Plan EIR addresses land use and
planning impacts on pages 4.1-1 through 4.1-30. The analysis therein states
that General Plan implementation would not create impacts on land use
due to the division of an established community or potential conflicts with
a land use plan. The project site is situated on a previously developed site,
surrounded by open space, low density residential land uses, and
commercial properties. Construction of the proposed fueling station and
convenience store will be consistent with the site’s previous and adjacent
land uses, and will not cut off connected neighborhoods or land uses from
each other. The property’s commercial land use designation dates back
nearly 50 years and is reflected in both the 1982 County General Plan and
the 2010 County General Plan. The project site is zoned as Light
Commercial/Building Site. The project site is also within the B-8 Zoning
District, and subject to the Design Control Zoning District. As described in
Finding No. 1, and supporting evidence, the proposed project is consistent
with land use policies outlined in the 2010 General Plan and Toro Area
Plan. The project will not result in new significant or substantially more
severe or peculiar site-specific impacts relative to land use and planning,
and no additional environmental review is required.

p)  Mineral Resources. The General Plan EIR analyzes mineral resources on
pages 4.5-1 through 4.5-19 and finds that impacts would be less than
significant. The project site is not currently used for mineral extraction,
and construction of the project will not involve mineral resource extraction
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nor require the use of mineral resources during construction or operation.
Further, the 2021 California Geological Survey Mineral Resource Zone
Map for Construction Aggregate in the Monterey Bay Production-
Consumption Region does not identify any known mineral resources on
the site. Therefore, the project will not result in the loss of availability of a
known mineral resource that will be of value to the region, nor result in the
loss of availability of a locally important mineral resource recovery site
delineated on an applicable land use plan. The project will not result in
new significant or substantially more severe or peculiar site-specific
impacts on mineral resources, and no additional environmental review is
required.

gq) Noise. The General Plan EIR analyzes noise on pages 4.8-1 through 4.8-33
and finds all impacts to be less than significant. Monterey County Code
Chapter 10.60 enforces construction and operational noise regulations.
Monterey County Code Section 10.60.030 prohibits the operation of
machinery that exceeds 70 dBA at 50 feet at any time of day. The 2010
General Plan EIR concluded that implementation of the plan could result in
temporary, short-term noise impacts during construction activities.
Construction noise will reach up to 69 dBA Leq at the nearest residences,
which will not exceed the County noise threshold of 70 dBA during the
daytime hours of 7:00 a.m. to 9:00 p.m. In addition, construction will not
occur during the nighttime hours when noise restrictions are stricter.
Therefore, construction noise impacts will be less than significant. On-site
noise sources associated with the proposed project will primarily include
mechanical equipment, specifically heating, ventilation, and air
conditioning (HVAC) units. Six HVACs are assumed needed for the 3,077
square foot convenience stroe. Operational noise levels will reach up to
approximately 29 dBA at the nearest residence, which will not exceed the
County’s nighttime threshold of 45 dBA Leq. Therefore, the project will not
result in a substantial permanent increase in noise and impacts will be less
than significant. The project will attract new vehicle trips that will increase
noise levels on nearby roadways. According to the project-specific
Transportation Analysis Report, Corral de Tierra Road and Highway 68
intersection contains 24,040 daily trips. The project’s addition of 3,181
trips to 24,040 trips will result in a relative noise increase of 0.5 dBA. The
project’s traffic noise increase will not exceed 3 dBA or more, which is
considered a barely perceptible increase in noise and typically used as a
threshold for a substantial traffic noise increase. Therefore, traffic noise
impacts will be less than significant. The 2010 General Plan EIR
concluded that implementation of the General Plan would result in adverse
groundborne vibration impacts. However, compliance with Safety Element
Policy S-7.8 would avoid and minimize adverse groundborne vibration
impacts from new development to acceptable levels. Construction
activities known to generate excessive ground-borne vibration, such as pile
driving, will not be used to construct the proposed fueling station and
convenience store. The greatest anticipated source of vibration during
general project construction activities will be from a vibratory roller that
may be used as close as 100 feet during construction from the nearest
buildings to the west. A vibratory roller will create a vibration level of
approximately 0.21 PPV in/sec at a distance of 25 feet. This will equal a
vibration level of approximately 0.0457 PPV in/sec at a distance of 100
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feet. This vibration level will be well below the FTA’s non-engineered
timber and masonry building damage potential threshold of 0.2 PPV in/sec.
Therefore, temporary impacts associated with the dozer (and other
construction equipment with the potential to generate groundborne
vibration) will be less than significant. Operation of the proposed gas
station is not associated with ground-borne vibration. The project will not
result in new significant or substantially more severe or peculiar site-
specific impacts relative to noise, and no additional environmental review
is required.

r)  Population and Housing. The 2010 General Plan EIR discusses population
and housing on page 4.15-1 through 4.15-23. Impacts related to substantial
population growth were determined to be significant and unavoidable and
there was no mitigation that would avoid growth. Impacts related to
displacement were determined to be less than significant. The proposed
project will involve the construction and operation of a fueling station and
convenience store, and does not propose any habitable structures. The
proposed project would not include the extension of roads or other
infrastructure, which will result in substantial unplanned growth.
Therefore, the project will not induce substantial unplanned growth,
directly or indirectly. The site is vacant and does not contain any housing
units. The project will not result in a new significant or substantially more
severe or peculiar site-specific impact on population or housing, and no
additional environmental review is required.

s)  Public Services. The General Plan EIR analyzes public services on pages
4.11-1 through 4.11-39 and concludes that impacts regarding fire
protection facilities, Sheriff’s facilities, library facilities, and public health
facilities would be less than significant. The 2010 General Plan EIR
concludes that impacts to school facilities due to new or expanded facilities
would be significant and unavoidable. The project site is served by the
Monterey County Regional Fire District. The nearest station is Laureles
Station (Station 3), located approximately 1.7 miles southwest of the site.
Police protection services are provided to the site by the Monterey County
Sheriff’s Office. The nearest station is the Monterey County Sheriff
Monterey Substation, approximately 8.5 miles west of the site. The project
will have little to no measurable effect on public services. The project will
not result in a population increase, and is located within the service area of
existing public services, and will not require new or physically altered
police, fire, school, park, or other public facilities. Therefore, the proposed
project will have no impact to public services. The project will not result in
a new significant or substantially more severe or peculiar site-specific
impact on public services, and no additional environmental review is
required.

t)  Recreation. The 2010 General Plan EIR analyzes recreation on pages 4.12-
1 through 4.12-36 and identifies a less-than-significant impact to recreation
with incorporation of one mitigation measure. The proposed project will
not result in an increase in use of existing recreational facilities that will
cause substantial physical deterioration or require the construction or
expansion of recreation facilities in the vicinity of the project. No parks,
trail easements, or other recreational facilities will be permanently
impacted by the proposed project. The project will not result in a new
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significant or substantially more severe or peculiar site-specific impact on
recreation, and no additional environmental review is required.

u)  Transportation. The 2010 General Plan EIR evaluates transportation
impacts on pages 4.6-1 through 4.6-120. Impacts were determined to be
less than significant related to LOS standards, roadway hazards, and
conflicts with applicable plans and policies. Impacts were determined to be
significant and unavoidable related to LOS impacts on County roads and
regional roads regardless of implementation of feasible mitigation
measures. Impacts were also determined to be significant and unavoidable
related to inadequate emergency access. Environmental documents prior to
July 1, 2020 analyzed transportation impacts using level of service (LOS)
thresholds. Senate Bill 743, passed in 2013, mandated a shift from LOS to
Vehicle Miles Traveled (VMT) as the primary metric for evaluating
transportation impacts under CEQA. As of July 1, 2020, all California
public agencies must use VMT instead of LOS for CEQA transportation
impact analysis. As such, the 2010 General Plan EIR did not include an
analysis of VMT impacts within the County. The County has not adopted
VMT thresholds at this time; therefore, thresholds provided in the
California Office of Planning and Research’s (OPR; now the Office of
Land Use and Climate Innovation [LCI]) Technical Advisory published
December 2018 are appropriate. One screening criterion is local-serving
retail projects, which are defined as retail projects less than 50,000 square
feet in size. Since the project will be a local-serving retail use with a size of
less than 50,000 square feet, its VMT impact is considered less than
significant according to State guidelines. As such, the project will result in
a less than significant transportation impact pursuant to CEQA Guidelines
Section 15064.3(b).The nearest bus stop is located at the intersection of
Highway 68 and Foster Road, approximately 5.2 miles northeast of the
project site. The project site has sidewalks along its frontages with Highwy
68 and Corral de Tierra Road. There are no designated bicycle lanes near
the project site. The County of Monterey consulted with Caltrans, and the
preliminary footprint of the Highway 68/Corral de Tierra Road intersection
is not anticipated to interfere with the project design (see Finding No. 2,
Evidence “d”). An encroachment permit from Caltrans is needed to allow
improvements within Highway 68 Right-of-Way. At such time, Caltrans
will review the final construction plans for conformance with the
roundabout improvement project. Accordingly, the proposed project will
not conflict with this program for Highway 68. As described in Finding
No. 1, Evidence “k”, the proposed project will not degrade the local
roadway’s LOS below existing conditions. Overall, the project will not
conflict with a program, plan, ordinance or policy addressing the
circulation system, including transit, roadway, bicycle and pedestrian
facilities. The proposed project includes improvements within the Highway
68 and Corral de Tierra Road ROW. All Highway 68 and Corral de Tierra
Roadway improvements, as well as on-site vehicular turning movements,
have been reviewed by Caltrans and HCD-Engineering Services to confirm
that the project will not result in increased hazards due to geometric design
features or incompatible uses. The proposed project will be reviewed by
the Monterey County Regional Fire Protection District to ensure that
sufficient emergency access is provided during operation. The proposed
access road to the convenience store and fueling station will have a
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minimum width of 24 feet and will provide a minimum curb-to-curb
turning radius of approximately 35 feet, which will accommodate large
emergency equipment (e.g., fire trucks and fire engines) access to the
project site. This turning radius will comply with the requirements of
Monterey County Code Section 18.09.030, which establishes required
turning radii in accordance with the CBC, and Section 18.56.060, which
establishes required emergency access requirements for properties within
California Department of Forestry and Fire Protection State Responsibility
areas. The project will not result in a new significant or substantially more
severe or peculiar site-specific impact on transportation, and no additional
environmental review is required.

v)  Tribal Cultural Resources. At the time of the General Plan and 2010
General Plan EIR adoption, Tribal Cultural Resource discussion was
captured under the Cultural Resources section. The General Plan EIR
analyzes Cultural Resource impacts on page 4.10-1 through 4.10-27 which
included discussion relevant to Tribal Cultural Resources regarding
potentially significant cultural resources and procedural compliance if
human remains of Native American origin are found. The 2010 General
Plan EIR finds that compliance with existing national, state, and local laws
as well as policies in the General Plan will reduce potential impacts to less-
than-significant levels. On October 18, 2024, the three Native American
tribal groups were formally notified that the County initiated
environmental review of the proposed project and were invited to
participate in AB 52 consultation. As on October 2025, the County has not
received requests for consultation. The 30-day consultation period closed
on November 18, 2024. As described in Finding No. 1, Evidence “r”, the
Phase I Archaeological Assessment did not identify cultural resources of
Native American origin within the project site, and it concluded the project
site has a low degree of sensitivity for buried archaeological resources.
With the implementation of the County’s condition of approval for
cultural resources (PDO03A; Condition No. 3), the potential impact on
Tribal Cultural Resources will be less than significant. Per this condition,
any inadvertent discovery of artifacts or remains shall be treated in
accordance with state law and with dignity and respect. The project will
not result in a new significant or substantially more severe or peculiar site-
specific impact on tribal cultural resources, and no additional
environmental review is required.

w)  Utilities and Services Systems. The 2010 General Plan EIR analyzes
impacts on utilities and service systems on pages 4.11-5 through 4.11-39.
Water supply impacts were analyzed on pages 4.3-1 through 4.3-196, and
impacts were determined to be significant and unavoidable. The 2010
General Plan EIR identifies impacts to wastewater treatment, stormwater
drainage, electricity, and natural gas as less than significant. Impacts
related to solid waste were found be significant and unavoidable even after
implementation of the General Plan EIR mitigation measure PS-2. As
described in Finding No. 3, Evidence “b”, the proposed project proposed
project will not require additional water supply infrastructure and will be
adequately served by the existing water well infrastructure, and the
wastewater treatment provider that serves the project has adequate capacity
to serve the project's projected demand in addition to the provider's
existing commitments. Further, as described in Finding No. 1, Evidence
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p”, the the proposed project will not interfere with overdraft recovery
projected in the GSP, or with sustainable management of the Monterey
Subbasin through implementation of the GSP. Accordingly, the project and
reasonably foreseeable future development in the Corral de Tierra Area
will have sufficient water supplies available during normal, dry, and
multiple dry years, and impacts will be less than significant. The project
will not result in a new significant or substantially more severe or peculiar
site-specific impact on utilities and service systems, and no additional
environmental review is required.

x)  Wildfire. At the time of the General Plan and 2010 General Plan EIR
adoption, Wildfire discussion was captured under the Hazards and
Hazardous Materials section. The General Plan EIR discusses wildfire
hazards on pages 4.13-3 through 4.13-31. Impacts were determined to be
less than significant with compliance with General Plan policies and
implementation of development impact fees. The project site is located
within a Very High FHSZ in an area designated as a State Responsibility
Area. The Monterey County Emergency Operations Plan identifies
Highway 68 as the nearest major evacuation route. The project will not
require lane closures along Highway 68 and will not inhibit use of the
roadway during construction. In operation, the project will not interfere
with access to Highway 68 and will not substantially impair the County’s
and/or the Monterey County Regional Fire Protection District’s ability to
implement the Emergency Operations Plan. The project will include design
features such as an emergency vehicle turnaround incorporated into the
driveway design to allow adequate emergency access on the project site.
During construction, the project will involve the use of construction
equipment which may produce sparks that could ignite on-site vegetation.
The project will be required to comply with regulations related to
construction equipment and fire suppressants, including but not limited to
California Public Resources Code Section 4442, which requires spark
arrestors on potentially-spark inducing equipment. During operation, the
project could expose project occupants to pollutant concentrations from a
wildfire or the uncontrolled spread of a wildfire due to the fire-prone
landscape in which the project site is located. The project will be required
to comply with the CBC to ensure all building materials and standards
related to wildfire safety are met, and with applicable hazardous materials
regulations. Compliance with these regulations will ensure that the project
will not substantially exacerbate existing wildfire risk and will not
substantially increase the risk of exposing project occupants to pollutant
concentrations from a wildfire or the uncontrolled spread of a wildfire.
The project site is nearly level and is not subject to landslides.
Additionally, the project will not result in substantial changes to
stormwater runoff and drainage patterns. Furthermore, the project will be
required to comply with existing regulations such as Monterey County
Code Chapters 16.08 and 16.12, which set requirements for grading and
erosion control. Therefore, the project will not expose people or structures
to significant risks, including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope instability, or drainage
changes. The project will not result in a new significant or substantially
more severe or peculiar site-specific impact on wildfires, and no additional
environmental review is required.
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y)  Cumulative Impacts. With respect to all environmental issues, the
proposed project will not result in significant and unmitigable impacts to
the environment. All anticipated impacts associated with project
construction and operation will be either no impact or less than significant.
This is largely due to the fact that project construction activities will be
temporary, and project operation will involve the operation of a fueling
station and convenience store on a previously developed site, zoned for
commercial uses.

z)  The County of Monterey prepared a consistency checklist analyzing all 20
environmental issue areas suggested by Appendix G of the CEQA
Guidelines. This CEQA Guidelines Section 15183 Consistency Checklist
was prepared pursuant to Public Resources Code Section 21000 et seq. and
the CEQA Guidelines, California Code of Regulations Section 15000 et
seq. This checklist concluded that the project will not have any significant
effects on the environment that either have not already been analyzed in
2010 General Plan EIR or are more significant than previously analyzed, or
that uniformly applicable development policies would not substantially
mitigate. See Exhibit C of the October 29, 2025 Planning Commission
staff report. Therefore, the project is statutorily exempt under CEQA
Guidelines section 15183.

1a)  The application, project plans, and related support materials submitted by
the project applicant to Monterey County HCD-Planning for the proposed
development are found in Project File PLN220348.

6. FINDING: VARIANCE (SPECIAL CIRCUMSTANCES) - Special circumstances
apply to the subject property, including the size, shape, topography,
location or surroundings. Therefore, the strict application of development
standards in the Monterey County Codes is found to deprive the subject
property of privileges enjoyed by other properties in the vicinity under an
identical zoning classification.

EVIDENCE: a) There are unique circumstances applicable to this site. Strict application of
the B-8 setbacks will deprive the Property of privileges enjoyed by other
properties in the vicinity and under identical zone classification. Portions
of Corral de Tierra Road and Highway 68 along the Property are
designated critical viewshed (Toro Area Plan Figure 16.) Toro Area Plan
Policy T-3.3 requires that structures in the critical viewshed be setback 100
feet from adjacent scenic corridors/roadways, like Corral de Tierra and
Highway. The proposed convenience store building will be located entirely
outside of the 100-foot setbacks from Highway 68 and Corral de Tierra
Road. However, such placement necessitates reduced side and rear
setbacks for the convenience store. Due to the double front setbacks, it will
be impossible to locate the gas station fueling area outside the 100-foot
front setbacks required by the Toro Area Plan and also comply with the
side and rear yard setbacks imposed by the B-8 zoning district. The project
proposes that the convenience store is setback to meet the 100-foot
setbacks, but proposes the fueling area within the 100-foot setback area.

b)  The subject property, as well as the adjacent (rear) lot, which is under
common ownership, are the only Light Commercial zoned properties
subject to a B-Overlay District within the Toro Area Plan. All other
commercially zoned properties within the Toro Area Plan must be
established through a General Development Plan and be based on the
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d)

7. FINDING:

b)

surrounding land use, provisions of adequate parking, and other site design
features. If deemed appropriate, these other commercial lots may be
developed with minimal or no setbacks. Consequently, the subject
property—due to the restrictions imposed by the B-Overlay and the
resulting significantly smaller buildable area—is deprived of a reasonable
opportunity to support an economically viable commercial use.

Without the granting of a Variance, the site would have no economically
viable developable area. The Property is 29,646 square feet, and the LC
zoning district allows approximately 14,823 square feet of building site
coverage on the site. However, application of the planning setbacks alone
would only leave a building site area of 4,025 square feet. As such, the
combined planning and zoning setbacks encumber more than 86 percent of
the Property and do not leave enough developable land for a commercially
viable development.

Of the seven commercially zoned APNs at the intersection of Corral de
Tierra Road and Highway 68, the property is the third smallest lot (0.68
acres. The LC zoned property directly east and south of the subject
property is 5.6 acres in size. The LC zoned property directly west of the
project site is developed with a market and fueling station (currently not
operational) and is approximately 0.8 acres in size.

Staff conducted site inspections on May 29, 2025, October 30, 2024, July

2, 2024, and May 28, 2024 to verify circumstances related to this property.

The application, plans and supporting materials submitted by the project
applicant to Monterey County HCD-Planning for the proposed
development are found in Project File PLN220348.

VARIANCE (SPECIAL PRIVILEGES) - Granting of this Variance
does not constitute a grant of privileges inconsistent with the limitations
upon other properties in the vicinity and zone in which such property is
situated.

For the previously granted Variance for the site’s former real estate
office/convenience market building, the Zoning Administrator found that
special circumstances existed on the site, citing the 100-foot viewshed
setbacks on two sides (File No. ZA-94005). Further, the Zoning
Administrator also found that the previously approved setback variance
would not constitute the granting of special privileges because “similar
variances have been approved on similarly constrained lots.”

While a few other properties have similar size and double setback
limitations to the subject property, the subject property, as well as the
adjacent lot (east and south; under common ownership), are the only two
Light Commercial zoned properties subject to a B Overlay District in the
Toro Area Plan. The B-8 Overlay District enforces the setbacks required
under the B-4 Overlay District, or 30 feet (front), 10% of average width
(side; 21.4 feet in this case), and 20 feet (rear). Setbacks for all other
commercially zoned properties within the Toro Area Plan must be
established through a General Development Plan and be based on the
surrounding land use, provisions of adequate parking, and other site design
features. Essentially, if appropriate for the specific site, a one, two, or even
zero-foot rear and side setbacks could be authorized on other LC-zoned
properties without the granting of a Variance. Therefore, other LC-zoned
properties are afforded the privilege of constructing development with
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d)

8. FINDING:

EVIDENCE: a)

b)

9. FINDING:

EVIDENCE: a)

reduced setbacks without a variance. The granting of this Variance will not
be a special privilege, given the size, site constraints, and more flexible
setback requirements of all other LC-zoned properties in the Toro Area
Plan.

As demonstrated in Finding 1, Evidence “t,” the proposed project will
introduce a fueling station and convenience market into a community that
currently does not have one. Improving access to fuel for residents,
commuters, and local businesses, reducing the need to travel longer
distances for basic services, does not constitute a special privilege in this
case.

The application, plans and supporting materials submitted by the project
applicant to Monterey County HCD-Planning for the proposed
development are found in Project File PLN220348.

VARIANCE (AUTHORIZED USE) - The Variance does not grant a use
or activity that is not otherwise expressly authorized by the zone regulation
governing the parcel of property.

As detailed in Finding 1, Evidence “c,” the LC zoning district allows for
the establishment of convenience stores and fueling stations, subject to the
granting of a Use Permit. Therefore, the project is an allowed use for the
subject zoning district.

The application, plans and supporting materials submitted by the project
applicant to Monterey County HCD-Planning for the proposed
development are found in Project File PLN220348.

APPEALABILITY - The decision on this project may be appealed to the
Board of Supervisors.

Board of Supervisors. Pursuant to Section 21.80.040.D of the Monterey
County Code, the project is subject to appeal by/to the Board of
Supervisors because it requires the Planning Commission to make a
discretionary decision.

OMNI RESOURCES LLC (PLN220348) Page 33

230



DECISION

NOW, THEREFORE, based on the above findings and evidence, the Monterey County
Planning Commission does hereby:

1) Find that the project qualifies for a Statutory Exemption pursuant to CEQA Guidelines
section 15183, is consistent with the development density established by the general plan,
and there are no project-specific significant effects which are peculiar to the project or
project site; and

2) Approve a Combined Development Permit consisting of:

a. Use Permit, Administrative Permit, and Design Approval to allow construction of
a 12-pump gas service station, a 3,077 square-foot convenience store, and
associated on- and off-site improvements; and
b. Variance to reduce the side and rear setbacks to 1 foot 4 inches (south) and 1 foot
11 inches (east).
All in general conformance with the attached plans and subject to the attached conditions, all
being attached hereto and incorporated herein by reference.

PASSED AND ADOPTED this 29" day of October, 2025.

Melanie Beretti, AICP
Planning Commission Secretary

COPY OF THIS DECISION MAILED TO APPLICANT ON
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED
AND SUBMITTED TO THE CLERK OF THE BOARD 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.

NOTES

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

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

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

and use clearances from Monterey County HCD-Planning and HCD-Building Services Department
office in Salinas.
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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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County of Monterey HCD Planning

DRAFT Conditions of Approval/lmplementation Plan/Mitigation
Monitoring and Reporting Plan

PLN220348

1. PD001 - SPECIFIC USES ONLY

Responsible Department: Planning

Condition/Mitigation ~ Compined Development Permit consisting of 1) Use Permit and Design
Monitoring Measure:

allow construction of a service station (12 pumps) and a 3,077

Approval to
square foot

convenience store; 2) Variance to reduce the side and rear setbacks. The property is
located at 3 Corral De Tierra, Salinas (Assessor's Parcel Number 161-571-002-000),
Toro Area Plan.This permit was approved in accordance with County ordinances and

land use regulations subject to the terms and conditions described in the

project file.

Neither the uses nor the construction allowed by this permit shall commence unless
and until all of the conditions of this permit are met to the satisfaction of the Director of
HCD - Planning. Any use or construction not in substantial conformance with the
terms and conditions of this permit is a violation of County regulations and may result in

modification or revocation of this permit and subsequent legal action.

No use or

construction other than that specified by this permit is allowed unless additional permits

are approved by the appropriate authorities. To the extent that the

County has

delegated any condition compliance or mitigation monitoring to the Monterey County

Water Resources Agency, the Water Resources Agency shall provide all
requested by the County and the County shall bear ultimate responsibility to
conditions and mitigation measures are properly fulfilled. (HCD - Planning)

information
ensure that

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

Monitoring
Action to be
Performed:

ongoing basis unless otherwise stated.

2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department: Planning

Monitoring Measure:

Condition/Mitigation  Thg gpplicant shall record a Permit Approval Notice. This notice shall state:
"A Combined Development Permit (Resolution Number ) was approved

by County of Monterey Planning Commission for Assessor's Parcel Number
161-571-002-000 on October 29, 2025. The permit was granted subject to 20

conditions of approval which run with the land. A copy of the permit is
Monterey County HCD - Planning."

on file with

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning
prior to issuance of grading and building permits, Certificates of Compliance, or

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

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

Monitoring
Action to be
perfarmed:  Shall provide proof of recordation of this notice to the HCD - Planning.

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

PLN220348
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3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Perfarmed:

Planning

If, during the course of construction, cultural, archaeological, historical or
paleontological resources are uncovered at the site (surface or subsurface resources)
work shall be halted immediately within 50 meters (165 feet) of the find until a qualified
professional archaeologist can evaluate it. Monterey County HCD - Planning and a
qualified archaeologist (i.e., an archaeologist registered with the Register of
Professional Archaeologists) shall be immediately contacted by the responsible
individual present on-site. When contacted, the project planner and the archaeologist
shall immediately visit the site to determine the extent of the resources and to develop
proper mitigation measures required for recovery.

(HCD - Planning)

The Owner/Applicant shall adhere to this condition on an on-going basis.

Prior to the issuance of grading or building permits and/or prior to the recordation of the
final/parcel map, whichever occurs first, the Owner/Applicant shall include
requirements of this condition as a note on all grading and building plans. The note shall
state "Stop work within 50 meters (165 feet) of uncovered resource and contact
Monterey County HCD - Planning and a qualified archaeologist immediately if cultural,
archaeological, historical or paleontological resources are uncovered."

When contacted, the project planner and the archaeologist shall immediately visit the
site to determine the extent of the resources and to develop proper mitigation
measures required for the discovery.

4. PW0002a — ROAD IMPROVEMENTS (e.g., TURN LANES)

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Public Works
Construct/restripe/lengthen the existing westbound left turn lanes at the Corral de
Tierra/SR  68/Cypress Church Driveway to address project's addition to queuing

storage length. The design and construction is subject to the approval of the Public
Works Facilities and Parks (PFWP) and Caltrans, and shall be prepared by a qualified
traffic engineer. Encroachment Permits are required for all work within the public
right-of-way.

Owner/Applicant shall submit the design for review and approval of the PWFP and
Caltrans, obtain an encroachment permit from the HCD-Engineering Services and
Caltrans prior to issuance of building or grading permits, and construct and complete
improvements prior to occupancy or commencement of use. The applicant is
responsible for obtaining all necessary permits and environmental clearances.

5. PW0007 - PARKING STANDARDS

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Public Works

The parking stalls and circulation shall meet County standards, and shall be subject to
the approval of HCD-Engineering Services

Prior to Building/Grading Permits Issuance, the Owner’s/Applicant’s engineer/architect
shall prepare a parking plan and submit plans for review and approval.

PLN220348
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6. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Responsible Department: Public Works

Condition/Mitigation The gpplicant shall submit a site-specific Construction Management Plan (CMP) to

Monitoring Measure:  1CD-Planning and HCD-Engineering Services for review and approval that describes
how the site will be managed during construction to protect onsite and nearby sensitive
resources, avoid construction nuisance impacts to nearby properties, and reduce
congestion/circulation impacts to the local transportation network. The applicant shall
be required to adhere to the approved CMP. The Construction Management Plan shall
include the following (As applicable):

Names and contact information (primary and secondary) of parties responsible for
the project during construction.

Summary table including:

Types of construction vehicles and the number of truck and/or vehicle trips/day.

Quantity and extent (acreage) of grading per day (Air Quality Management District
Standards).

Hours of operation.

Project scheduling (dates) and duration of construction.

Map illustrating:

Location of project (vicinity map).

Proposed route for hauling material.

Location of Sensitive Receptors (schools, hospitals, etc.) along the haul route.

Location of stockpiles and parking for construction vehicles.

Sensitive areas (tree protection zones, drainage, environmentally sensitive habitat,
slopes, etc.) where no parking, stockpiling, or construction will occur.
Compliance with County Noise Ordinance.

*  The CMP shall:

Prescribe measures to reduce ftraffic impacts, including but not Ilimited to
scheduling hauling and material deliveries off-peak hours and encouraging carpooling.
Prohibit blocking of access roads or driveways.

Avoid impacting access to private properties by not parking on neighboring
properties or impeding on the travel lane of access roads. Construction vehicles shall
be encouraged not to park directly in front of neighboring properties.

Ensure pedestrian paths of travel are not impeded or that alternative paths of travel
are provided.

Provide adequate storage and staging areas. Staging and storage areas shall be
on-site to the maximum extent possible to reduce potential noise, dust, glare, and other
impacts to neighboring property.

If on-site storage and staging areas cannot be accommodated, appropriate best
management practices shall be implemented to ensure that off-site storage and
staging do not adversely impact access or cause excessive noise, dust, or lighting for
neighboring properties.

The Applicant/Owner may need to obtain separate authorization to utilize off-site
storage and staging areas. The owner/applicant shall be responsible for securing this
authorization prior to approval of the CMP.

Prior to the commencement of construction activities, the applicant shall post a
publicly visible sign that outlines the specifics of the construction management plan,

PLN220348
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the telephone number of the on-site contractor, and the telephone number of the
person to contact regarding complaints. This contact person shall respond to
complaints and take corrective action within 24 hours.

Complianceor {_ Prior to issuance of a construction permit, the Owner/Applicant/Contractor shall
Art?:::;";: prepare and submit a CMP meeting the requirements of this condition to HCD-Planning
perfarmed: and HCD-Engineering Services for review and approval.

2. On-going through construction phases, Owner/Applicant/Contractor  shall
implement the approved measures during the construction/grading phase of the
project.

7. PWSP0001 — DRIVEWAY AND FRONTAGE IMPROVEMENTS

Responsible Department: Public Works

Condition/Mitigation  Construct curb, gutter, driveway connections, sidewalk, and paveout, together with

Monitoring Measure: required drainage facilities, along the frontage for Corral De Tierra and HWY 68
(requires Caltrans encroachment permit) for the length of the subject parcel.
Driveways and associated connections proposed on APNs 161-571-003-000 and
161-581-007-000 shall be constructed. The design and construction is subject to the
approval of Public Works Facilities and Parks (PWFP) and Caltrans.  Encroachment
Permits are required for all work within the public right-of-way.

Compliance or - Qwner/Applicant shall submit the design for review and approval of the
AT;;::::Z HCD-Engineering Services and Caltrans, obtain an encroachment permit from the
parformead: HCD prior to issuance of building or grading permits, and construct and complete

improvements prior to occupancy or commencement of use. The applicant is

responsible for obtaining all necessary permits and environmental clearances.
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8. TR-3: DEVELOP AND IMPLEMENT A TRAFFIC CONTROL PLAN

Responsible Department: Public Works

Condition/Mitigation A traffic control plan, including a comprehensive set of traffic control measures, will be

Monitoring Measure: prepared by the Applicant or the contractor and submitted to the County of Monterey
HCD-Engineering Services on behalf of Public Works for review and approval, before
issuance of grading or building permits. The plan will be implemented throughout the
course of Project construction and may include, but will not be limited to, the following
elements:

Require traffic controls on Corral de Tierra Road, including flag persons wearing bright
orange or red vests and using a “Stop/Slow” paddle to control oncoming traffic during
restriping.

Lane closure procedures, including signs, cones, and other warning devices for
drivers, will be identified as appropriate.

Use of steel plates to maintain through-traffic on roads will be considered, and
construction access routes will be identified.

Provide adequate on-site parking for all construction workers to minimize the impact on
area roads. When on-site parking cannot be provided, alternative parking and shuttle
systems will be developed and verified by the County.

Compliance or  Prigr to issuance of any grading and/or building permit, the Applicant or the contractor

Art?:lt:;izz shall develop a Construction Traffic Control Plan for review and approval by HCD

performed: ENgineering Services on behalf of Public Works.

9. EHSPO01 — Waste Fixture Unit Verification (Non-Standard)

Responsible Department: Health Department

Condition/Mitigation  Cglifornia  Utilities Services, Inc. (CUS) issued a conditional will serve letter for

Monitoring Measure: | astewater service for the project, dated March 24, 2023, that specifies a maximum
discharge of residential type wastewater of 420 gallons per day. Plumbing plan and
waste fixture units shall be designed to be consistent with CUS wastewater discharge
limit.

Compliance or - Prior to issuance of construction permit, the applicant shall submit to the Environmental
Art?;'::::: Health Bureau evidence that plumbing plan and waste fixture units are consistent with
parformed: the wastewater discharge limit specified in the CUS will serve letter. If the plumbing

plan exceeds the specified limit, the applicant shall provide documentation to the EHB
that sufficient, additional capacity has been obtained from CUS or the plumbing plan
shall be revised to be consistent with the wastewater discharge limit.
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10. EHSP02 - HAZARDOUS MATERIALS: UNDERGROUND STORAGE TANKS

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Health Department

The facility shall obtain and maintain the Underground Storage Tank and Operating
Permit in compliance with the standards found in the California Code of Regulations,
Title 23, Division 3, Chapter 16, the California Health and Safety Code Division 20,
Chapter 6.7 and the Monterey County Code Chapter 10.65.

Prior to issuance of grading or construction permits apply for or amend an
Underground Storage Tank Operating Permit from Hazardous Materials Management
Services of the Environmental Health Bureau.

11. PD050 - RAPTOR/MIGRATORY BIRD NESTING

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Planning

Any tree removal activity that occurs during the typical bird nesting season (February
22-August 1), the County of Monterey shall require that the project applicant retain a
County qualified biologist to perform a nest survey in order to determine if any active
raptor or migratory bird nests occur within the project site or within 300 feet of
proposed tree removal activity. During the typical nesting season, the survey shall be
conducted no more than 30 days prior to ground disturbance or tree removal. If nesting
birds are found on the project site, an appropriate buffer plan shall be established by
the project biologist. (HCD - Planning)

No more than 30 days prior to ground disturbance or tree removal, the
Owner/Applicant/Tree  Removal Contractor shall submit to HCD -Planning a nest
survey prepare by a County qualified biologist to determine if any active raptor or
migratory bird nests occur within the project site or immediate vicinity.
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12. PD012(G) - LANDSCAPE PLAN & MAINTENANCE (OTHER)

Responsible Department:

Condition/Mitigation

Monitorin

Compliance or

Action to be

g Measure:

Monitoring

Performed:

Planning

The site shall be landscaped. Prior to the issuance of building permits, three (3) copies
of a landscaping plan shall be submitted to the Director of HCD - Planning. A
landscape plan review fee is required for this project. Fees shall be paid at the time of
landscape plan submittal. The landscaping plan shall be in sufficient detail to identify
the location, species, and size of the proposed landscaping and shall include an
irrigation plan. The landscaping shall be installed and inspected prior to occupancy. All
landscaped areas and/or fences shall be continuously maintained by the applicant and
all plant material shall be continuously maintained in a litter-free, weed-free, healthy,
growing condition. Landscape plans shall be reviewed by HCD-Engineering Services to
ensure proper line of sight at the corner of Corral de Tierra Road and Highway 68.
(HCD - Planning)

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape
Contractor/Licensed  Landscape Architect shall submit landscape plans and
contractor's estimate to HCD - Planning for review and approval. Landscaping plans
shall include the recommendations from the Forest Management Plan or Biological
Survey as applicable. All landscape plans shall be signed and stamped by licensed
professional under the following statement, "I certify that this landscaping and irrigation
plan complies with all Monterey County landscaping requirements including use of
native, drought-tolerant, non-invasive species; limited turf; and low-flow, water
conserving irrigation fixtures." Landscape plans shall be reviewed and approved by
HCD-Engineering Services to ensure proper line of sight at the corner of Corral de
Tierra Road and Highway 68.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed
Landscape Architect shall ensure that the landscaping shall be installed and inspected .

On an on-going basis, all landscaped areas and fences shall be continuously
maintained by the Owner/Applicant; all plant material shall be continuously maintained
in a litter-free, weed-free, healthy, growing condition.
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13. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

Responsible Department: Planning

Condition/Mitigation ~ A exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and

Monitoring Measure:  constructed or located so that only the intended area is illuminated and off-site glare is
fully controlled. For the convenience store, the lighting source shall be shielded and
recessed into the fixture. The canopy lighting shall have reduced lumens from dawn to
dusk, with motion-activated sensors to increase Ilumens when vehicles enter the
canopy area. To ensure that the canopy lighting does not glare onto nearby roadways,
canopy lighting fixtures be “full cutoff’ and fully recessed into the canopy. The full cutoff
fixtures shall emit no light above a horizontal plane, directing all illumination downward
to prevent light pollution and glare. The applicant shall submit three (3) copies of an
exterior lighting plan which shall indicate the location, type, and wattage of all light
fixtures and include catalog sheets for each fixture. The lighting shall comply with the
requirements of the California Energy Code set forth in California Code of Regulations
Title 24 Part 6. The exterior lighting plan shall be subject to approval by the Director of
HCD - Planning, prior to the issuance of building permits.
(HCD - Planning)

Compliance or  prior to the issuance of building permits, the Owner/Applicant shall submit three copies
Art?:::::: of the lighting plans to HCD - Planning for review and approval. Approved lighting plans
parfarmed:  Shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and
photographic evidence demonstrating that the lighting has been installed according to
the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and
maintained in accordance with the approved plan.

14. PDSP001 - ACCESS IMPROVEMENTS

Responsible Department: Planning

Condition/Mitigation  Qperation of the proposed project relies on access improvements (three driveways on

Monitoring Measure:  APN:  161-571-003-000 and APN: 161-581-007-000) approved under Board of
Supervisors Resolution No. 12-040. To ensure installation of these necessary
improvements, the Applicant/Owner shall obtain necessary ministerial permits from
HCD-Building Services to install these driveways and access improvements. This will
require compliance with applicable condition of approval of Resolution No. 12-040. The
access improvements shall be installed prior to operation of the proposed project.

Compliance or  Prior to issuance or concurrent to issuance of construction/grading permits for the
Monitoring . . . . .
Action to be Proposed project, grading/construction permits for access improvements on APN:

Perfarmed: 161-571-003-000 and APN: 161-581-007-000 shall be issued.

Prior to finalloccupancy of the proposed project, access improvements on APN:
161-571-003-000 and APN: 161-581-007-000 shall be constructed and final.
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15. PDSP003- DUST AND EROSION CONTROL

Responsible Department: Planning

Condition/Mitigation The Applicant shall implement erosion control measures in accordance with the
Monitoring Measure:  County’s Grading and Erosion Control Ordinances, Chapters 16.08 and 16.12.
Monterey County Code section 16.08.340 specifically requires that dust from grading
activities be controlled. In addition, all grading activities associated with construction of
the Proposed Project shall comply with Monterey County Code section 16.12.80, Land
Clearing. HCD-Environmental Services shall review and approve grading plans for the
Proposed Project to ensure compliance with these requirements. Per the draft
Construction Management Plan, the following BMPs would be incorporated into the
construction operations to reduce dust and comply with the requirements of Chapter
16.08 and 16.12:
+ Water all active construction sites at least twice daily. Frequency should be based
on the type of operation, soil, and wind exposure.
»  Prohibit all grading activities during periods of high wind (over 15 mph).
* Apply chemical soil stabilizers on inactive construction areas (disturbed lands
within construction projects that are unused for at least four consecutive days).
* Apply non-toxic binders (e.g., latex acrylic copolymer) to exposed areas after cut
and fill operations and hydro seed area.
* Haul trucks shall maintain at least 2'0" of freeboard.
»  Cover all trucks hauling dirt, sand, or loose materials.
» Plant vegetative ground cover in disturbed areas as soon as possible.
»  Cover inactive storage piles.
* Install wheel washers at the entrance to construction sites for all existing trucks
*  Sweep streets if visible soil material is carried out from the construction site.
+ Post a publicly visible sign with the telephone number and person to contact
regarding dust complaints. This person shall respond and take corrective action with
48 hours. The phone number of the Monterey Bay Unified Air Pollution Control District
shall also be visible to ensure compliance with Rule 402.

Complianceor  DPrigr to issuance of construction/grading permit, HCD-Planning and Environmental

Art?:lt:;izz Service shall review the final construction/grading plans to ensure that the above BMPs

Performed: are incorporated.

16. PD006(A) - CONDITION COMPLIANCE FEE

Responsible Department: Planning

Condition/Mitigation  The Qwner/Applicant shall pay the Condition Compliance fee, as set forth in the fee

Monitoring Measure: o chedule adopted by the Board of Supervisors, for the staff time required to satisfy
conditions of approval. The fee in effect at the time of payment shall be paid prior to
clearing any conditions of approval.

Complianceor  Prigr to clearance of conditions, the Owner/Applicant shall pay the Condition

Art?::‘t‘t’;i';: Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Performed:
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17. PD005(A) - NOTICE OF EXEMPTION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Planning

Pursuant to CEQA Guidelines § 15062, a Notice of Exemption shall be filed for this
project. The filing fee shall be submitted prior to filing the Notice of Exemption.
(HCD-Planning)

After project approval, the Owner/Applicant shall submit a check, payable to the County
of Monterey, to the Director of HCD - Planning.

18. PDSP004 - DELIVERY AND FUELING TRUCK ENTRANCE

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or
Monitoring
Action to be
Performed:

Planning

On an on-going basis, fueling trucks and delivery trucks shall not utilize the Highway 68
or first Corral de Tierra driveways to enter the project site. All driveways may be utilized
for egress.

On and on-going basis, fueling trucks and delivery trucks shall not utilize the Highway
68 or first Corral de Tierra driveways to access the project site. All driveways may be
utilized for egress.

19. EHSP03 - HAZARDOUS MATERIALS: RISK MANAGEMENT PLAN

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Health Department

Storage of acutely hazardous materials requires a Risk Management Plan that
complies with the standards found in the California Code of Regulations Title 19,
Chapter 4.5, and the California Health & Safety Code, Division 20, Chapter 6.95, Article
2.

Compliance or  prior to issuance of construction permits, it may be necessary to prepare a Risk
AT;::::E: Management Plan (RMP). Upon receipt of the construction permit application, the
performed: Hazardous Materials Management Service of Environmental Health Bureau (EHB) will
determine if an RMP will be required.
If it is determined that the plan is required prior to issuance of construction permits, the
applicant shall submit an RMP to EHB for review and approval.
If it is determined that an RMP is not required, no further action is necessary.
PLN220348
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20. CCO01 INDEMNIFICATION

Responsible Department:

Condition/Mitigation
Monitoring Measure:

Compliance or

Action to be

Monitoring

Performed:

County Counsel-Risk Management

Owner/Applicant 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 Ilimited to Government Code section
66474.9, defend, indemnify, and hold harmless the County of Monterey and/or its
agents, officers, and/or employees from any claim, action, or proceeding against the
County and/or its agents, officers, and/or or employees to attack, set aside, void, or
annul this approval and/or related subsequent approvals, including, but not limited to,
design approvals, which action is brought within the time provided for under law.
Owner/Applicant shall reimburse the County for any court costs and attorney's fees
that the County may be required by a court to pay as a result of such action.

The County shall notify Owner/Applicant of any such claim, action, and/or proceeding
as expeditiously as possible. The County may, at its sole discretion, participate in the
defense of such action. However, such participation shall not relieve Owner/Applicant
of his/her/its obligations under this condition. Regardless, the County shall cooperate
fully in defense of the claim, action, and/or proceeding.

(County Counsel-Risk Management)

This Indemnification Obligation binds Owner/Applicant from the date of approval of this
discretionary development permit forward. Regardless, on written demand of the
County Counsel's Office, Owner/Applicant shall also execute and cause to be
notarized an agreement to this effect. The County Counsel's Office shall send
Owner/Applicant an indemnification agreement. Owner/Applicant shall submit such
signed and notarized Indemnification Agreement to the Office of the County Counsel for
County’s review and signature. Owner/Applicant shall then record such indemnification
agreement with the County of Monterey Recorder’s Office. Owner/Applicant shall be
responsible for all costs required to comply with this paragraph including, but not limited
to, notary costs and Recorder fees.
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Phelps Family - Omni Resources, LLLC

19045 Portola Drive, Suite F-2
Corral De Tierra, CA 93908
831.214.5362
eric@cdtrealty.com
Contact: Eric Phelps

15635 Alton Parkway, Suite 100
Irvine, CA 92618
949.553.1117
www.mcgarchitecture.com
Contact: Olga Ruiz

08-26-2025

6 Harris Court
Monterey, CA

831.649.5225
Contact;

19045 Portola Drive, Suite F-2

3195-C Airport Loop Dr. Studio One
Costa Mesa, CA 92626
T 949.399.0870
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