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RESCLUTION No. 82-48

On the motion of Commi ssioner : KING
duly secordad by Camissioner: O'NEIL
el the follawing resoluticn was adopted:
B ke BESOLUTION GRANTING PERMIT EOR _COASTAL
s NI PERMIT

WHEPEAS, on 10/27/82 the applization of ' DIANE & DAN STRVENSON
applicacicn umber >~82-191

; : msfiledfcrumtal“qmtmnitmmunt
4 to Section 3u600 of the Public Resources Code; ‘
’ and

WHEREAS, +he Project as hereinafter asproved consists of:
Minor subdivision nf 12,936 sq. fit. parcel irto a 6,920 sq.ft. parcel
73 and a 7,016 sq.ft. parcel,

WHEREAS, tie Commission hag given written public noti=e ce
the proposed develomen and of

the time ard place of the public hearing thereof
~nd has held a puilic hearing in aceordance with said notice ang the California
. -oastal Act of 1976 zrd has Uthe:

Tw.se complied with the Provisions of said pcot “r '
; and the reculations of the Californio Coaztal Conmission; ad said publir hearing
: commenced on  10-27-82 ad conclused on 10-29-32

and
3 ‘ NGW, THEREFORE, BZ [T RESOLVED that the California Coastal Camiseion doss
b hereby grant saia Permit, in accordance with the application submitted by the
applicant ond subject to the Comm’ 3un's findicgs and cenditions of approval ,
: as cited in the attached Staff recort with the follo.ing changes: (if any) . %
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ATTEST: i 1
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o St Al NACMT SCHOARTZ, COORaN
e MICHAEL. L. FTSCHER, EXECUTIVE uA.T=A - R TRV, -
Rf ¥ iols X ; Y Tacoion.., et
22 AFFIRBIIVE VOTE ON APPLIATION: 101 AR A b
j 8 : F 4 S Ty 1, BITECTOR
i AYES: CALLAILY. *TA%, GROSSMAN, KING, MOCRRaY, » 3, CORBETY, SRS,
: WORNUM

¥ NAYES: NUTTEP
ABSTENTIONS :

ABSENTY

SESCUMICH o, 82-48
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STAFF REPORT:  REGULAR CALENDAR !

ROUECT DESCRIPTION
-——-——.__..___

APPLICANT: _ Diane anc Don Stevenson

7T N0 3+82-791

PROJZCT LoaaTtay:  Lincoln and Seccnd Auere, Camvel Viods area of

PROJECT CESCRIPTION: Mmor subdivisicn of 12,936 5q. ft. parcel into
a 6,920 sq. ft. parce.; and a 7,016 8q. ft. parcel.

o amen. 13,926 g, £t

g X, Residential mln
U.nq muse
3I26.C0VEMAE: 850 s, PLRN CESIGGIION: UP:  Iow-medium
; e~
E.“i.*ﬂs_m: 180 sq. st. density 2 duy/ac
AVEMENT CTOVERACE ! PRCSECT CRErYT: 5.3 2u/ac
AL e T SLpoSavae
ATECPE CovERAGE. T MEIGHY Smv S T
< pee

SEE ATTACRED
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STAFY RECOMMENDATTON
The Staff recammends that the Commission adopt the following Resolution:

Approval with Conditions

The Commission hereby grants a permit for the proposed development, subject |
to the conditions helow, on the grounds that, as conditior-d, the develcp- |
went will ke in o nformity with the provisions cf Chepter 3 of the Caiifornia |
Coastal Act of 1976, will not prejudice *he apility of the lucal goverrmerc i
having jurisdiction over the ar to prepare a Local Coastal Program conform- |
ing to the provisions of Chapter 3 of the Coastal Act, and will not have any |
significant adverse impacts on the environment within ths neaning of the

California Lnvironmental Quality Act. |

EROOMMENDED (ONDITIONS

1. PRIOR TO ISSUANCE of permit the permittee shall submit the following
for review and approval py the Evecutive Director:

a) An offer to dedicatr. a conservation easement for the protection

of the scenic and nati*:al habitat values on the site. The offer shall be
in azcordance with t'* standard form for Open Space Easements and shall
be racorded followiny, Executive Director spproval and prior to filing of
the final map. The of ‘ered easement shall cover all of the sucject par-
cels except for a bui’iing envelope for each parcel. A precise geo-
graphic exhibit of all areas less than 302 slope including building
e1velopes and trees shall accampany the offer for review and approval
or “he Executive Director. Such easareint shall oe granted to an

appr opriats public agency or corservation foundavion, and shall include
provisions to prohibit derelopment; to prevent disturbance cf native
gromndcover ard wildlife; to provide for maintenance and restoratick
nesds in acoordance witn the approved landscape plan; and to specify
conditions under which non-native species may be planted or removed,
trespass prevented, and entry for scientific research pirpoees secured.
Provisions for necessary utility corridors .may be included in the temns
of thn easeament.

The grantee for such easement and all provicions thereof, in.luding
designations of precise boundaries, shall be subiec* to advance written
approval by the Executive Divector in onsultation with the Office of
the Attormey Genecal and the 7zliforuniu (nastal Camissicon Legal Depart~
ment. The request for such approval shall ke accampanied by parcel map
showing location of easement boundcy.

2. PRIOR 10 ISSUANCE of permit, the perm:itiee shall samit for the roview ard
approval of the Executive Dircctor an enjineered drairage system plan to
assure slope and structural st _ility. Subsechent to the Pxecutive Direcvor
approval, the systom shall he installed and inspected by Conpdssion staff

prior to filing tue final rap.




% @&
3-82-191 STEVENSON
3. Any future development on thess sites requires a Coastal Development
Permit.
S Conditicns
See Exhibit A.
FINDINGS AND DECTARATIONS
The Comission finds and declares ae follcws:
1. Section 30250 of the Coastal Act raads in part:
"New residential, commercial, or irdustcial devalope it, except
as orherwise provided in this division, shail be lac: ted within,
contiguous with, or in close prosimity +~  existing azveloped areas
al emamdateitor,wmmchmaremta\bletc
acomuodate it 1 cther areas with adequats public sarvices and

wtcre it wiil not hvve significen® adverse effects, either irdivi-
dually or cumilatively, on coastal resources.”

The proposed project is to demolish approximately 1000 sq. ft. of existing
structurzs (house and qarage) and to divide e 13,936 8g. ft. parcel irto two
lots - Parcel A, ¢,520 8q. ft., anxd Parcel B, 7016 sg. £f.. The parcel hae

steep (29 to plus 0% slopes, is heavily to i with large pine and
cypress and has a steep natural drairage ar0ss the northwest saction
of the parvel,

The site lies on the shoulder of Pescaders Canyon withis the unincorp. -zved
Carmel area of Menterey County. In. tewms of Gsveigument patterns the land
Iracketed by Pescadero Canyon, Righway 1,

and identifiable unit which includes

perimeter. The Cit; is urbani.ed with a density of 10 dw/ec. ”

in the unincorporated area is A, vimately § dw/ac. The arc s clearly
rasveloped” and is not subjéct to the “'and division" critecia test of
Section 30250a.

Residential Infill of existing lots has bsen supportec by the Camuissicn in
the past. hwever, while the area is uckauized ard a residential land
division may L& aporopriate in texms of 1z - den Jogment patterns, the
adequacy of public services, potentisi ©osetal accers conflicts, and in this
case impacts on Pescaderc Canyen, an e L e e s e
revi wed.

The Commission approved for certification a moditied Land Use Plan for the
Carpel Area of Monterey County on May 5, 1982. The County is currently
reviewiny and mdifying the Plan for resimmittal to the Camiission. The
Flan provides that tiew 'and divisions the urben £ i
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3-82-191 STEVENSON

Section 30254 of the Crastal Act states:

"New or expanded pubiic works facilities shall be €esianed and 1imited
to accammodate needs generated by develomment or 1 ses permi ted con-
sisten” with the provis.ons of this division; pro rdded, however, that it
is the inte.t of the Lagislature that Stste Highway Route 1 in rural areas
of the ccastal zone remain a scenic two-lane rcad. Special aistricts
shal: not be formed or exvanded except where cssessment for, a=d provi~
sivn of, the serrice would not induce new Cavelomment inconsistent with
this division. where existing or planned public works facilities can
accamorate only a limited amount of new develoamenc, services to
coastal dependent land use, essential public services, and basic
industroies vital to the ecoranuc health of the region, state, or nation,
puolic recrection, cammwrcial recreztion, and visitor-sarving land uses
shall not be precinded by other A=veloment."

Wates:

ianestic water for the area is micvided by Cal:fornia-American Water

Campany, which currently has a limited supply. The Montercy Water Monagenent
District has aliocated 6,501 acre fest to the unincorporated area of Monterey
County. The Carmel area I{P requires .hat the county reserve weter for
coastal rriarity visitor-serving uses, =ad alsc reserves water for existirg
vacant lots. Recently, the Monterey (s>unty 3oard Supervisors adopted a
water distribution plan with a syctem of pricrities. New residential subci-
vision in the unincorporated areas will be prehibited until move water i«
availahle. However, the applicans's division was approven by the Boiod of
Supervisors (June 1, 1982} prior o adoption of the unzy's water plon an®
is not subject to it. Furthermore, how thi cuovy allecates its sware of Cal-
Am water, after reserving the necess:.y amouat for visiior-sexrving uses is nokt
2 Coastal Act issue.

Wastewaber ana ¥uler Juaiity:
The Carmel Sanitary Tustrict serves this aver. The District's sutfall aig-
ciiarges intn the Car el Bay Area of Special Biclogical Sizaiticance.

Kannedy Fnginners Project Report or. the Carmel Sanitary District areawide
Facilities FPlan firds that no significant water quality problems (in the
waters of Carnel Bay) have besn demonstrated on a contLavous basis., However
"the principul problems at present are the intermitent overflows and b
passes of unt dated and partially treated wastewater during power ovtages,
equipment failures or maintenance, and (nsufficiert raw sawage Pwping
Ccapacity. Efriuent limiis are exceeded occasiona ' for several ronstituents
Jncluding BOD, saspended solids, chlorine, residua: ammo 1, and Luxie.
Odors fram the treaument plant are a n.isance & few “ires a year." (p.6.27).

Cammel Sanitary District is allocated 1.¢ MGD of capacity in the trectment
plant (the other .8 MCD is reserved for Peible Beach Ba.itary District).,
furrent fiows are 1.475 MGD, leaving a remaining capacity of 123,000 gallons.
Tre District estimates that it needs 147,500 gz\lons o provide hasic scrvice
to all parcels within its boundaries (500 acant lrts x 175 gpd = B7, 500 33
ard 60,000 for commercisl uses). Thus, there i an estimated shortyall,
vhich will be exaceriated if new lots creaved by land divisions must alse be
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served. The Ul was kclified to requive that the County cease issuing

astal Pexmits when the plont reaches vapacity. Beyond that prorrision
and *he reservation of 30,000 gpd of Febble Jeach's capacity for visit
serving use (¢ -dition of crustal remait P=79-569) , it is 2 lacal, not
castal is: 2 as to how to allocate the

Higlway One:
Tse draft ¥ontere; Penusula Cor -idor Stwdy indicates that Wigiay 1

be ween o Road and Caimel Hill is inadecuate t¢ handle existing average
daily peak hr.x}r j:rafgic. i

stretch of mad hewwoen Rio Road and-San |
tion *o the proposal. erisvs. If 3
of secvice will oniy be improvel to level "D,

Highway 1 is an fngortant sisitor suving route year round. Additicnal
tratfic will ba generated by tne increasing maber of visizors, buildout of
existing lots, and intensificaticn of use ot existing lots, e.3. guest houses
and land divisions. Addiciorally, County plans fo. develomment of private
iands east of Highway 1 (out of the rcastal i i i
fied uee which wili significantly

Studies indicate that each rew residence seneratss 9.5 caily trips. However,
because the subject sire can be served bw local

portion of Highway 1, and because txaffie -

figiway 1 cocurs lazgaly from ovtside the

on the rvad from this cne more potential

Concluuiza:

On the one hand, tw subject axea.ap,  We ap agropriate one for intensified
mmmtuithdmwi {eif/ ~mparsd to Big Sur to the

south} . On the other hanl, this findipy : dhat all toe major public
sarvices are constrained. This conflict Kas rreviouslv been discussed by

~ that concentrited Javelopment.

in new parcels were 4 wouth, -Casmel

Pregrams were to provide an apprepriste dessity 2/

Sy stem bar 4 on the pblic mm [

cartifind, and the County* 1P provigiocg £~ this aves hase haen
byﬂa&xmtamkesmiatr“wtmwm The laotter plan permits

vicant lots & ba develr, (mTwm An 4180 hemes) , ot splirsat 2 wnits
S ing i gmm’-od tEmed e tis Miasion Ranch con-

ied consteeints, A recent applicatiss raised
the issu. of aliowing highor dwiity. by \etmitting land divisione which spiit
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off vacant 6,000 sq. ft. purtions of percels. This application raises the
further issue as to whether hov-ss can be muved or removed to create vacant
6,000 ¢g. ft. lots. In other woeds, this application, in contrast to the
presious one, can be cousidered a precedent for the entire area transfarming
into a 6 du/acre density. Before the Conmission coula sanction t! it, a cumr-
lative impact aralysis cover ing the ertire area would have +o be performed.
However, the LUP, which will soon take effect, quarantees agawuzt that
density. Further guarantee against any further land divisions comes from
the Board of Supervisors' recently adopted water allocation plan cited above.
Thus, because this is likely to be the last case of this tipe before the
Commission, approval can be fourd consister - with Section 30250(a) and

30254. However, the Cormission goes on record as indicating that future
applications of this type in this area will not be approved based on their
adverse cumulative impacts.

3. Pescadero Canyon is a highly scenic area which separate rmel Woods and
Pebble Beach., As one of the four drainage swales in the Dol onte Forest
area, its woods and riparian corridor provide important habitat for a vari

of animals. Alazv;egortionofd;e:‘anwn 1S an open space corridor ownecd
by Del Monte Propurties. 17-Miie Drive, a nationally known scenic road,
follows the bottom of the Canyon in this area. The open space corridor
buffers the Drive and gives a visual impression ¢f a basically undeveloped
natural setting.

The Carmel Arvea LUP has identified Pescadero Canvort as an envirorment=lly
sensitive area with significant staads of Monterey pine.

The applicant's parcel is located on the steep upper western slopes f the
canyon. Parcels along this canyon rim are generally larger than the interior
lois of the subdivision, providing a greater degree of protection w che can-
yon by reducing development impacts. Puture developmmnt of the percel will
require the removal cf several large trees, will increase runoff from
impervicus surfaces, and will intensify the use cf the area.

The: Land Use Plan provides that:

2,3.3.3. New develomment adjacent to enviromentally sensitive habitat
are2s shail be allowed only at densities campatible w’th the
protection and maintenance of the adjoining resources. New
subdivisiais shall be approved only where pote~tial impacts
to envirommentally sensitive habitats from development cof pro-
posed parcels cun be avoided.

As noted in the abowe finding, the plan density is one unit per parcel, with

new parcels to be at least & acre in size. This density apuears appropriate

 protect the sensitive habitat, but policy requires even lower dansity if

found necessary. Thus, ever if the Conmission firds, as it did above, that »

a higher density . n be permitted in this case considering public services %1
» *'.a sens.tive habitat location requires {urther evaluation. ‘

On file (Bxhibit 4) are two istte.s from professional forestars indicating
Ssupport for the necessary tree removal to accommodate ancther house. Limited
but adequate area is available for building sites and a conservation easement
over all but the building envelopes will provide permanent long term protec-




tion of the woodland and riparian babitat baloy, Rannff ang &rosion can pe
managed ag indicated in finding #¢ below,

Puture Structures =n the site wil; ot be vigihle Hrough the heavy tive
Scroen fron 17-Mile Drive, .

The foliowing top folicies alss apply:
2.3.3.2

applicable hahitat wolicies, &

perma~
in em oAl #ansivive habitar
deve, %maﬁw
i »m-msw tnﬁtzz)urigadno

n oF edjasint b, i tall
inkfﬂdﬂm envl-mmmt y

§r5ding,
Ctliral impeovement.s themsel
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Therefore, as conditicred to provide for building envelopes and a
conservation easement Over the remaining property, the proposed develop-
ment is consistent with Section 30251 which protects coastal scenic
resources cnd Section 30240 which proteccs environmentaliy significant
habitat areas.

4. Section 30253 reads in part:
"New develomment s*all:

(1) Minimize risks to life and property in areas ot hign geologie.
flood, and [¢.ce hazard.

(2) Assure stability and structural integrity, and neither create nor
contribute signif _antiy to erosion, geolgic inutability, or destruc-
tion of the site or gurrounding area or in any way require the construc-
vion of protective devices “hat would stbstantially alter naturzl land-
forms alang bluffs and cliffs.”

County conditions require that all slopes over 30% be conveyed to the county
as a scenic easenont and that a preliminary soils report. be prepared assess=

ing the suitability of the site for censtruction.

he adjacent [ Jperty owner hze cammented on potential serious droinage
problenc on Si.e tsee Bxhibit ). To protect. downsiream rescurces from desrads-
tion from erosion and enswre the structural safety of existing and futurs
puildings, an engineered drhinage system shall be installed rrior to filing
of the final map. The engineered drainage system plons shall be submittec

to +he Bxecutive Director for review and approval prior to issuance of the
permit.

Therefore, as conditioned, to provide an engineerced drainage system, the pro-
posed development is consistent with. Sec-ion 20253 of the Coastal Act.

As conditioned to protect the enviromestally sensitive habitat by a
conservation easemert and tO prevent erosion an. “o minimize hazards, the
project w11 noc create significant adverse anv’ conmencal impacts within
the mean.: 7 of the California Environmental Qua ity Act.

The Camission recently appioved the Carmel Area WP. The site is designated
medium residential. Approval of the project is consistent with the existing
development pattern and approval will not prejudice the implementation of a
."P consistent with Chapter 3 of the Coastal Act.
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4. Inssroretation. Any .ssticos of intent or interpretation of ay
disich will e resolved by e e rector or the Coomissicon.

) 4 taspecticns. The Camw ssion ste 21l be allowed to inspect cthe
site 3nd the cevelcpmen® during ors  SHd, subject to <d-hour
notice.

5. Assicrsent. The pexwt may e assigned to any qualified perscn, pro~
vided assicnes filas with the Comrissicn an affidavit accepting all terms
srd conditions of ths permit. b

7. Terws ané Ccndicicns M qith the Land. Thesa terms and conditicns
shall De ;zexpet‘..'-_zf‘ T anc it -8 the intanTon of ~he Cromission and the par-
mittee =o oind all future cwncrs andé possessors =f +he subject TITperTY
25 =he terms and copdiviors. 5 ¢

m Caimornia Coastal Comm,sien

——————CE—
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