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DRAFT RESOLUTION 

 

Before the Zoning Administrator in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  

County of Monterey (Victorine Ranch) (PLN150266) 

RESOLUTION NO. ---- 

Resolution by the Monterey County Zoning 

Administrator: 

1) Categorically Exempt per CEQA Section 

15304; and 

2) Approving a Combined Development Permit 

consisting of 1) a Coastal Administrative 

Permit to allow the construction of two 

replacement wells for the Victorine Ranch 

Mutual Water System and associated site 

improvements; and 2) a Coastal Development 

Permit to allow development within 100 feet 

of an environmentally sensitive habitat area 

(ESHA), based on the findings and evidence 

and subject to 10 conditions of approval 

(Exhibit B). 

[31447 Highway 1, Carmel (Assessor's Parcel 

Number's 243-221-018-000 and 243-211-019-

000), Big Sur Coast Land Use Plan, Coastal 

Zone.] 

 

 

The County of Monterey (Victorine Ranch) (PLN150266) came on for public hearing 

before the Monterey County Zoning Administrator on August 11, 2016.  Having considered 

all the written and documentary evidence, the administrative record, the staff report, oral 

testimony, and other evidence presented, the Zoning Administrator finds and decides as 

follows: 

FINDINGS 

 

1. FINDING:  CONSISTENCY – 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 1982 Monterey County General Plan; 

- Big Sur Coast Land Use Plan; 

- Monterey County Coastal Implementation Plan Part 3;  

- Monterey County Zoning Ordinance (Title 20);   

No conflicts were found to exist.  No communications were received 

during the course of review of the project indicating any inconsistencies 

with the text, policies, and regulations in these documents.   

  b)  The property is located at 31447 Highway 1, Carmel (Assessor’s Parcel 

Numbers 243-221-018-000 and 243-211-019-000), Big Sur Coast Land 

Use Plan, Coastal Zone.  The parcel is zoned “WSC/40 (CZ)” 
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[Watershed and Scenic Conservation/ 40 acres per unit in the Coastal 

Zone].  This zoning district allows for water system facilities including 

wells and storage tanks serving 14 or fewer service connections.   

  c)  The Victorine Ranch Mutual Water Company (VRMWC) currently 

provides domestic water supply to 5 residential homes and is permitted 

for up to 9 connections.  The VRMWC is currently served by one well 

located on privately owned property (APN243-221-026-000) and 

utilizes water utility easements on property owned by the County of 

Monterey (APNs 243-221-018-000 and 243-221-019-000) for 

distribution lines and a 50,000 gallon water storage tank.  The 

application seeks to replace the existing well and install a secondary 

well to ensure adequate supply for up to 9 connections.  The first 

replacement well will be installed at the “Upper Well Site” near the 

existing water storage tank.  Depending on the quality of the water 

supply of this well, a second new well will be installed near the existing 

well at the “Lower Well Site” when the existing well fails. 

  d)  The subject property is in compliance with all rules and regulations 

pertaining to zoning uses and any other applicable provisions of the 

County’s zoning ordinance.  No violations exist on the property. 

  e)  There is evidence of environmentally sensitive habitat (ESHA) on the 

property.  Native grassland was identified within the well site locations.  

Native grassland is listed as sensitive on the Department of Fish and 

Wildlife’s list of high priority and rare natural communities.  A 

biological report was prepared and stated that impacts to grassland can 

be easily mitigated by replanting or hydro seeding all disturbed areas 

with locally-occurring native grassland species.  A Condition of 

Approval will require the applicant to replant or hydro seed the 

disturbed areas with locally-occurring native grassland species once the 

wells have been installed.  (Condition #6) 

  f)  The proposed project was reviewed by the Big Sur Land Use Advisory 

Committee on November 10, 2015.  The LUAC recommended approval 

of the project as proposed by a vote of (4-0 vote).  They recommended 

to Monterey County that they remove invasive species from County 

land. 

  g)  The project planner conducted a site inspection on November 10, 2015, 

to verify that the project on the subject parcel conforms to the plans 

listed above.   

    

3. 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, Carmel Highland Fire 

Protection District, RMA-Public Works, RMA-Environmental Services, 

Environmental Health Bureau, and Water Resources Agency.  There has 

been no indication from these departments/agencies that the site is not 

suitable for the proposed development. Conditions recommended have 

been incorporated. 

  b) Staff identified potential impacts to Biological Resources and 

Archaeological Resources.  The following report and research have been 

prepared: 
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- “Preliminary Cultural Resources Reconnaissance” prepared by 

Archaeological Consulting, Salinas, CA, dated October 23, 2013;  

- “Biological Assessments” prepared by Denise Duffy & Associates, 

Monterey, CA, dated May 21, 2015. 

- “Hydrogeologic Assessment and Erosion Control Plan” prepared 

by Aaron Bierman, Aptos, CA, dated September 29, 2015.  

- “Video Survey Analysis” prepared by Newman Well Surveys, 

Salinas, CA, dated September 2013. 

The above-mentioned technical reports by outside consultants indicated 

that there are no physical or environmental constraints that would 

indicate that the site is not suitable for the use proposed.  County staff 

has independently reviewed these reports and concurs with their 

conclusions.   

  c) The current well, which is 440 feet deep, was put in service in 1989. A 

video survey analysis revealed that there was light to moderate scaling 

throughout the well.  Perforations were lightly plugged to 390 feet, 

mostly plugged from 390 feet to 420 feet and mostly open from 420 feet 

to 440 feet.  In short, the well has approximately 20 feet of viable 

perforations remaining.  Two new pumps have been installed over the 

last five years as the well casing became more plugged which is further 

evidence of eventual failure of the existing well equipment.  

Professional assessments by various parties agree that the well will fail 

in the near future.   

  d)  Alternative locations were suggested on private property within the 

Victorine Ranch subdivision.  However, the hydro-geologist analyzed 

the alternative locations and determined they were not viable.  The 

“upper” and “lower” well site locations were chosen because 1) the 

structural hydrogeology favors groundwater for these two well sites, 2) 

the well sites do not require any tree or native vegetation removal and 

are outside of biological and archaeological areas, 3) the well sites meet 

necessary setbacks from sanitary lines, septic tanks, and leach fields; 

and 4) the well sites are located as close as feasible to the existing 

easements while ensuring that the well locations would maintain the 

ability to obtain fractured groundwater while minimizing environmental 

impacts.    

  e) Installation of the replacement and secondary wells will require minor 

modifications to the existing easements – both for permanent well pads 

(225 square feet for the upper site and 284 square feet for the lower site) 

and for temporary construction work (under 3,000 square feet per site).  

An amendment to the existing water utility easements on property 

owned by the County of Monterey (APNs 243-221-018-000 and 243-

221-019-000) for distribution lines and a 50,000 gallon water storage 

tank will be required prior to commencement of any work on the 

properties.  A Condition of Approval will require the applicants to revise 

the easements prior to commencement of installation of any new wells. 

(Condition # 5) 

    

4. FINDING:  HEALTH AND SAFETY - The establishment, maintenance, and 

operation of the project applied for will not under the circumstances of 

this particular case be detrimental to the health, safety, peace, morals, 
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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 the RMA-Planning, CDF Coastal Fire, 

RMA-Public Works, RMA-Environmental Services, Environmental 

Health Bureau, and Water Resources Agency. The respective agencies 

have recommended conditions, where appropriate, to ensure that the 

project will not have an adverse effect on the health, safety, and welfare 

of persons either residing or working in the neighborhood.   

  b) The project was review by the Environmental Health Bureau.  They 

have added conditions to ensure that the project provides a source 

capacity test, a well construction permit and an amended water system 

permit.  

    

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

access and recreation policies of the Coastal Act (specifically Chapter 3 

of the Coastal Act of 1976, commencing with Section 30200 of the 

Public Resources Code) and Local Coastal Program, and does not 

interfere with any form of historic public use or trust rights.   

 EVIDENCE: a) No access is required as part of the project as no substantial adverse 

impact on access, either individually or cumulatively, as described in 

Section 20.146.130 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 (Figure 2 in the Big Sur Coast Land Use 

Plan).  

    

7. FINDING:  CEQA(Exempt): - The project is categorically exempt from 

environmental review and no unusual circumstances were identified to 

exist for the proposed project.  

 EVIDENCE: a)  CEQA Guidelines Section 15304 allows a Categorical Exemption of 

projects for minor trenching and backfilling where the surface is 

restored.  Digging a well will involve some disruption to the surface 

including a well head and trenching for installation of water lines.  The 

surface area will be restored, and the native grassland can be completely 

restored in areas of disturbance.  The area of the wellhead itself will be 

the only area that will remain un-restored.  This is only several square 

feet in area which is de minimis.  Therefore it is found that this project is 

consistent with CEQA Guidelines Section 15304(f).   

  b)  The development proposed will require drilling of two permanent well 

pads (225 square feet for the upper site and 284 square feet for the lower 

site) and for temporary construction work (under 3,000 square feet per 

site) within utility easements once secured.  Once installed, the area will 

be restored to its natural state.       

  c)  No adverse environmental effects were identified during staff review of 

the development application during a site visit on November 10, 2015. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 

to this project.  The project does not involve a designated historical 

resource, a hazardous waste site, development located near or within 
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view of a scenic highway, unusual circumstances that would result in a 

significant effect or development that would result in a cumulative 

significant impact. 

  e) 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 PLN150746. 

    

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

Board of Supervisors and the California Coastal Commission.  

 EVIDENCE:  Section 20.86.070.A of the Monterey County Zoning Ordinance states 

that the proposed project is appealable to the Board of Supervisors. 

   Section 20.86.080 Monterey County Zoning Ordinance (Coastal 

Commission).  The project is subject to appeal by/to the California 

Coastal Commission because approved projects in County jurisdiction 

located within 100 feet of any wetland and is nonexempt development is 

subject to appeal.    
  

DECISION 

 

NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 

does hereby:  

1) Categorically Exempt per CEQA Section 15304; and 

2) Approve a Combined Development Permit consisting of 1) a Coastal Administrative 

Permit to allow the construction of two replacement wells for the Victorine Ranch 

Mutual Water System and associated site improvements; and 2) a Coastal Development 

Permit to allow development within 100 feet of an environmentally sensitive habitat area 

(ESHA), based on the findings and evidence and subject to 10 conditions of approval. 

 
PASSED AND ADOPTED this 11th day of August, 2016 by  

 

________________________________________ 

Jacqueline R. Onciano, 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 OF 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 
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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 
office in Salinas.   
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