
EXHIBIT A 
DRAFT RESOLUTION 

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

In the matter of the application of: 
Heiser (PLN160076) 
RESOLUTION NO.  
Resolution by the Monterey County Zoning 
Administrator: 

a) Finding the project categorically exempt from
the California Environmental Quality Act
provisions, CEQA Section 15303(a); and

b) Approve a Combined Development Permit
consisting of: 1) A Coastal Administrative
Permit and Design Approval for construction
of a 9,056-square foot single-family dwelling
with an 802-square foot garage; and 2) A
Coastal Development Permit the removal of
four Monterey Pines and one Coast Live Oaks.

1246 Portola Road, Pebble Beach (APN: 008-293-024-
000) 

The Heiser application came on a public hearing before the Monterey County Zoning 
Administrator on March 2, 2017.  Having considered all the written and documentary 
evidence, the administrative record, the staff report, oral testimony, and other evidence 
presented, the Zoning Administrator finds and decides as follows: 

FINDINGS 

1. FINDING: PROJECT DESCRIPTION - The proposed project is a Combined 
Development Permit consisting of: 1) A Coastal Administrative Permit 
and Design Approval for construction of a 9,056-square foot single-
family dwelling with an 802-square foot garage; and 2) A Coastal 
Development Permit the removal of. 

EVIDENCE: a) On February 5, 2016, an application was submitted requesting a permit 
to allow the construction of a new single family dwelling and removal 
of seven protected trees. 

b) The project includes construction of one single family dwelling in a
residential zone.

c) The application, project plans, and related support materials submitted
by the project applicant to Monterey County RMA-Planning for the
proposed development found in Project File PLN160076.

2. 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 2012 Del Monte Forest Land Use Plan; 
- the 2012 Monterey County Coastal Implementation Plan, Part 5, 

Regulations for Development in the Del Monte Forest Land Use 
Plan Area;  

- Monterey County Zoning Ordinance (Title 20);   
Potential conflicts with the Forest and Scenic Resources policies of the 
Del Monte Forest Land Use Plan and the Coastal Implementation Plan 
Part 5 were identified during review relative to minimizing tree 
removal, minimizing visibility of the proposed structure when viewed 
from Point Lobos State Park, simple and direct access, and harmony of 
the design with the site and setting (Monterey pine forest). Applicants 
redesigned the home to: 1) avoid an oak tree previously proposed for 
removal; 2) moving the house away from a large Cypress alleviating the 
need to substantially trim the tree thereby preserving the trees visual 
screening potential; 3) reducing the previously proposed terraced 
landscaping areas on the rear elevation; and 4) by planting replacement 
trees to screen the development in a manner consistent with Condition 
#7.  With these revisions, the plans are consistent with applicable 
policies and regulations. 

  b)  The parcel is zoned “LDR/1.5-D (CZ)” [Low Density Residential, 1.5 
acre per unit with a Design Control Overlay in the Coastal Zone], which 
allows the establishment of a single-family dwelling, subject to the 
approval of a Coastal Administrative Permit in each case.  

  c)  The proposed single-family dwelling conforms to Section 20.14.060, 
Site Development Standards. The proposed 9,056-square foot dwelling 
unit would  meet or exceed all setback requirements; the maximum 30 
foot structure would meet or exceed all height standards; the dwelling 
unit would cover 14.8 percent of the lot, where 15 percent lot coverage 
is permitted; and the structure would result in a total floor area of 9,858 
square feet (FAR of 16.7 percent), where 10,313 square feet would be 
allow (FAR of 17.5 percent); and the 820-square foot, three-car garage 
would meet the parking regulations of Chapter 20.58. Therefore, the 
proposed dwelling unit meets all zoning and development standards of 
the “LDR/1.5-D (CZ)” District.  

  d)  The proposed single-family dwelling unit meets the findings for Coastal 
Development and Coastal Administrative Permits per Subsections 
20.70.050 (B) and 20.76.050 (C):  

1) The subject property upon which the dwelling unit is to be built 
is in compliance with all rules and regulations pertaining to 
zoning uses, subdivisions, and any other applicable provisions of 
the County code. The site is currently vacant. 

2) The site is physically suitable for the proposed use. The site is 
designated for residential development, previously contained a 



single family residence, and has access to adequate water and 
sewer services (see also Finding 2).  

3) The establishment of the proposed dwelling unit on a 1.35-acre 
site will not be detrimental to the health, safety, peace, morals, 
comfort and general welfare of persons residing or working in the 
neighborhood or to the general welfare of the County. The 
development includes construction of one single family dwelling 
on a residential lot within a residential neighborhood. 

4) The project, as redesigned, and as conditioned to provide 
screening, complies with the Monterey County Local Costal 
Program (see also Evidence a above and Evidence e and f 
below). 

  e)  Policies of the Del Monte Forest Land Use Plan require that projects be 
sited and designed to minimize tree removal (Policies 30-37). As 
designed, the project would require removal of four Monterey Pine trees 
and one Coast Live Oak. Two of the pines are in poor condition and are 
infested with bark beetles. The other two trees are in fair condition and 
are located within the proposed home and driveway footprints. The 
project is sited on the lot in the area that previously contained a single 
family dwelling and is highly disturbed. The proposed dwelling would 
expand the developed footprint on the site requiring removal of trees 
that are in poor health at the perimeter of the area already disturbed on 
the site. The southeastern portion of the property contains a small stand 
of pines that will be unaffected by the development.  A condition has 
been added that requires planting of at least eight Monterey Pines and 
five Coast Live Oak trees as replacements for those removed for 
construction (Condition #7). Replacement plants will help provide for 
healthier/younger forest on the site and provide visual screening of the 
development. 

  f)  The site is located in the area shown in Figure 3 of the Del Monte Forest 
Land Use Plan as visible from Point Lobos State Park and Point Lobos 
is visible from the site. Policies 48 and 52 of the Del Monte Forest Land 
Use Plan require siting and design of new development to avoid having 
a significant adverse impact on public views, specifically those views 
mapped in Figure 3, to minimize the need for tree removal and 
alterations to natural landforms, to harmonize with the natural setting, 
and to maximize the effectiveness of screening vegetation. The project 
has been revised to avoid impacts to trees that would provide visual 
screening along the southern side of the property, specifically the large 
Cypress tree at the rear of the property. A condition of approval 
requiring planting new trees, as replacement for those removed, in an 
area that will provide screening of the development, and to avoid 
trimming the large Cypress tree, has been included in the conditions for 
this project(Condition #7). To protect night-time views, a condition 
requiring shielded exterior lighting has been applied to minimize 
impacts on nighttime views (Condition #6). In addition, overall impacts 



have been minimized by reducing landscaped areas to better harmonize 
with the site consistent with the applicable Policies of the Del Monte 
Forest Land Use Plan. 

  g)  Policy 1 of the Del Monte Forest Land Use Plan requires driveways to 
be designed to provide simple and direct access to the development. A 
driveway with a circular turnaround to meet Fire Department standards 
for access and maneuverability of emergency vehicles is proposed. In 
addition, a driveway and small motor court off of the circular arrival 
court/turnaround area are requested. This motor court off of the arrival 
court is not a simple or direct; however, the additional motor court area 
provides parking outside of the turnaround area as requested by the 
Pebble Beach Community Services District (Fire) for emergency access 
reasons. Locating additional parking area outside of the turnaround, in 
the front of the house (a more direct access) would substantially detract 
from the visual quality of the approach and architectural design and 
would not substantially reduce overall paved areas. Given these specific 
factors, the driveway appears to balance the policy requirements with 
emergency access and design considerations. 

  h)  The project planner conducted a site inspection on December 16, 2016, 
and verified that the project on the subject parcel conforms to the 
attached plans.   

  i)  The proposed project was reviewed by the Del Monte Forest Land Use 
Advisory Committee (LUAC) on May 19, 2016.  The LUAC 
recommended approval of the project by a vote of 7 ayes, 0 noes, with 1 
absent with the recommendation that an oval design for the driveway 
turnaround would be more desirable than a circle. The oval design has 
been included in the final project plans.  

  j)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN160076. 

  k)  As designed and conditioned, and based on the unique circumstances of 
this case, the project adequately balances requirements  of the Del 
Monte Forest Land Use Plan policies with the right for residential 
development on the lot and the project. 

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

  b)  Potential impacts to forest resources, archaeological resources, and Soil 
suitability were identified during review. The following reports have 



been prepared to address the potential impacts:  
- “Tree Resource Assessment Report” prepared by Frank Ono, 

February 22, 2016 with letter addendum dated June 10, 2016 
(LIB160293). 

- “Biotic Assessment” prepared by J.B. Froke, Ph.D, dated April 4, 
2016 (LIB160295). 

- “Preliminary Archeological Assessment” prepared by Mary Doane, 
B.A. and Gary S. Breschini, Ph.D, Archeological Consulting, on 
December 23, 2014 (LIB160292). 

- “Geotechnical Investigation” prepared by Soil Surveys Group, Inc., 
on April 18, 2016 (LIB160296). 

The above-mentioned technical report prepared by an outside consultant 
concluded that the site is suitable for the proposed project. County staff 
has independently reviewed these reports and concurs with the 
conclusions with the exception of the forest impacts which have been 
satisfactorily address with revisions to the design.   

  c)  The project is located in a Very High Fire Hazard Zone within a State 
Responsibility Area. The project has been reviewed by Pebble Beach 
Community Services District to ensure that adequate setbacks and 
emergency access are provided.  

  d)  Necessary public facilities are available to serve the development. Water 
will be provided by CAL-AM and sewer will be provided by the Carmel 
Area Wastewater District.  

    
3. FINDING:  DESIGN - The location, size, configuration, materials, and colors of 

structures and fences are designed consistent with the neighborhood 
character and the project will not significantly impact public views as 
conditioned. 

 EVIDENCE: a)  The proposed development is consistent with the underlying 
development standards, the custom home character of the surrounding 
neighborhood, and is appropriately located on the site. Impacts of the 
home have been balanced with visual policies and forest resource 
protection goals of the Del Monte Forest Land Use Plan by requiring 
minor revisions in the plan.  

  b)  Minor modifications to the design have been made since a Zoning 
Administrator site visit on December 16, 2016 and the Zoning 
Administrator hearing on January 26, 2017. Modifications to the design 
resulted in the retention of one oak tree that was previously proposed for 
removal, moving the house forward on the lot to avoid trimming and 
impacts to an existing Cypress tree that will provide visual screening of 
the development, minimization of encroachment of development within 
the root zone of trees near the development footprint, and a reduction in 
terraced landscape areas that were previously proposed on the rear 
elevation. With revisions incorporated, the project better meets the 
Forest Resource goals and policies of the Del Monte Forest Land Use 
Plan. A condition has been added to ensure on-site tree replacement. 



Tree replacement will aid in forest health at the site and help provide 
visual screening. In addition, as recommended by the Forest 
Management Plan, conditions of approval have been added requiring 
tree and root protection prior to construction; a raptor/migratory bird 
nesting survey prior to tree removal; removal of invasive plant species, 
and appropriate techniques for pruning of roots and trees when 
necessary (Conditions 7-11, Exhibit B). 

  c)  A standard condition of approval will require the applicant to submit a   
Lighting Plan for review and approval prior to issuance of any 
construction permits to ensure all lighting is intended for the project site 
(i.e., unobtrusive, down-lit, harmonious with the local area), and off-site 
glare if fully controlled.  Implementation of the proposed design 
techniques and the standard condition (Condition 6, Exhibit B) of 
approval for exterior lighting will protect nighttime views in the area. 

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

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

 EVIDENCE: a) No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.146.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated. 

  b) The subject property is not described as an area where the Local Coastal 
Program requires public access. 

    
5. FINDING:  CEQA Exemption - On the basis of the whole record before the 

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

 EVIDENCE: a)  CEQA Guidelines Section 15303 (a) exempts construction of one 
single-family residence in a residential zone. The project involves the 
construction of one single-family dwelling unit; the project is in an area 
where all public services and facilities are available to allow for 
maximum development permissible in the General Plan; and the area in 
which the project is located is not environmentally sensitive. 

 
6. FINDING:  APPEALABILITY - The decision on this project may be appealed to the 

Board of Supervisors and the California Coastal Commission 
 EVIDENCE: a) On April 27, 2016 an application for development of a single family 

home and removal of trees was submitted to the RMA – Planning 
Division. 
 



  b) On May 19, 2016, the application was deemed complete pursuant to the 
Permit Streamlining Act. 

  c) On May 19, 2016, the project was reviewed by the Del Monte Forest 
Land Use Advisory Committee who unanimously recommended 
approval of the project. 

  d) On November 10, 2016 the project was by the Zoning Administrator at 
the request of staff; 
On December 8, 2016 the project was continued by the Zoning 
Administrator for a public hearing site visit; 
On December 16, 2016 the Zoning Administrator conducted a site visit. 
On January 26, 2017, the Zoning Administrator considered the project, 
requested additional information and continued the hearing to February 
23, 2017.; 
On February 23, 2017, the Zoning Administrator considered revisions to 
the project and adopted a resolution of intent to approve the project as 
designed. The approval date was set for March 2, 2017.  

  e) The Zoning Administrator’s decisions is appealable to the Board of 
Supervisors pursuant to Section 20.86.030.A of the Monterey County 
Zoning Ordinance. 

  f) The project is appealable by/to the Coastal Commission pursuant to 
Section 20.86.080.A.3 of the Monterey County Zoning Ordinance 
because the application involves development between the sea and the 
first through public road. 

 
 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator does 
hereby:  

a) Find the project categorically exempt from the California Environmental Quality Act 
(CEQA) pursuant to Section 15303 of the guidelines; and  

b) Approve a Combined Development Permit consisting of: 1) A Coastal Administrative 
Permit and Design Approval for construction of a 9,056-square foot single-family 
dwelling with an 820-square foot garage; and 2) A Coastal Development Permit for the 
removal of five protected trees, including four Monterey Pines and one Coast Live Oaks, 
in general conformance with the attached plan and subject to the attached 18 conditions 
of approval, all being attached hereto and incorporated herein by reference. 

 
PASSED AND ADOPTED this 2nd day of March, 2017: 
 
 

________________________________________ 
                                                                            Mike Novo, Zoning Administrator  
    
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 TO THE BOARD ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE    
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION 
MAKING BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL 
PERIOD. AN APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION. 
FOR FURTHER INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 
427-4863 OR AT 725 FRONT STREET, SUITE 300, SANTA CRUZ, CA 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to 
California Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate 
must be filed with the Court no later than the 90th day following the date on which this decision 
becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building 

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

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

necessary permits and use clearances from Monterey County RMA-Planning and RMA-
Building Services Department office in Salinas.   

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

use is started within this period.  
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REQUIRED.

FIREPLACE BY 'ISOKERN' SELECTED MODEL/SIZE SHOWN ON PLANS. SOLID FUEL

(WOOD) BURNING w/GAS LOG LITER LINE (NOT CONSTANT PILOT LITE).

-  ESR 2316, BY EARTHCORE, CSI 103100.

-  PROVIDE APPROVED INSTALLATION INSTRUCTIONS ARE TO BE ON THE JOB SITE

AT TIME OF INSPECTION.

- FIREPLACE GAS OUTLET 'LOG LIGHTER' CONTROL VALVE(S) SHALL BE INSTALLED

PER MANUFACTURER'S INSTALLATION INSTRUCTIONS AND WITH-IN 6-FEET MAXIMUM

FROM GAS OUTLET.

- GLASS DOORS (TIGHT FITTING) SHALL BE INSTALLED AT FIREBOX OPENING.

- PROVIDE OUTSIDE MAKE-UP AIR LINE.

WITH MT'L. UL LISTED FLUE TO MFG MT'L CAP (SPARK ARRESTER). INSTALLED PER

SELECTED MFG LISTING IN FRAMED CHIMNEY CHASE. MAINTAIN MIN 2" CLEARANCE

BETWEEN WOOD FRAMING & UNIT (INCLUDES MFG FLUE). PROVIDE

NON-COMBUSTIBLE FIREBOX OPENING WITH MIN. 12" WIDE FACING (INCREASE FOR

COMBUSTIBLE PROJECTIONS) AND 20" DEEP HEARTH. PROVIDE RETRACTABLE

(CONCEALED) METAL GRATED SCREEN. KEY LOCATION & ADDITIONAL INFORMATION,

SEE  INTERIOR DESIGN AS OCCURS
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DOOR BETWEEN GARAGE AND THE MUD ROOM SHALL BE 20 MINUTE FIRE-RATED

WITH A SELF-CLOSER

6



A-2.2

1/8"=1'-0"
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UPPER & LOWER

LEVEL PLANS

LOWER LEVEL PLAN

UPPER LEVEL PLAN

P.O.  BOX  221092

CARMEL, CA. 93922

STERLING - HUDDLESON

www.sterlinghuddleson.com

TEL.   831.624.4363

Prepared by:

Action:

Sheet No:

Scale:

Drawn:

Date:

Description:

V
I
L

L
A

 
P

O
R

T
O

L
A

1
2
4
6
 
P

O
R

T
O

L
A

 
R

O
A

D

P
E

B
B

L
E

 
B

E
A

C
H

,
 
C

A

PRELIMINARY

PLANNING SUBMITTAL

04.15.16

BUILDING SUBMITTAL

08.04.16

PLAN CHECK 1

10.21.16


