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

In the matter of the application of:
EMMETT O’BOYLE ET AL (PLN050708 & PLN050591)
RESOLUTION NO. 10-045

Resolution by the Monterey County Zoning
Administrator:

1)

2)

3)

Considers an Addendum to the Mitigated
Negative Declaration adopted by the Planning
Commission on October 27, 2010;

Approves Combined Development Permit
consisting of: 1) Coastal Development Permit
for development on slopes in excess of 30% to
replace three retaining walls (approximately
200 linear feet) within the bluff to protect
existing house from coastal bluff erosion,
replace storm drain, and fill eroded drainage
channel; 2) Coastal Development Permit and
Design Approval for the extensive remodel of
an existing residence within 50 feet of a
coastal bluff; including an increase in height,
and changes to exterior wall materials, doors,
and windows; removal of 550 square feet of
concrete driveway and patios; and new
pergola; natural wood and earth tone colors
will be used; 3) Coastal Development Permit
for development with a positive archaeological
report, 4) Coastal Development Permit for
development  within 100  feet  of
environmentally sensitive habitat (coastal
habitat); and grading of approximately 650
cubic yards of fill, based on the findings and
evidence and subject to the conditions of
approval (Exhibit 1): and

Adopts the Mitigation Monitoring and
Reporting Program for this project (Exhibit 1)

(PLN050708 & PLN050591, Emmett O’Boyle et
al, 29300 Highway 1, Carmel, Carmel Area Land
Use Plan (APN: 241-071-002-000)

REVISED

November 21, 2011

(This resolution supersedes the previous
resolution mailed on December 15, 2010)

The Combined Development Permit application (PLN050708 & PLN0S0591) came on for
public hearing before the Monterey County Zoning Administrator on November 18, 2010.
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:

1.

FINDINGS

FINDING: CONSISTENCY - The Project, as conditioned, is consistent with the



EVIDENCE: a)

b)

d)

During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:

- the Monterey County General Plan,

- Carmel Area Land Use Plan,

- Monterey County Coastal Implementation Plan, Part 4,

- 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.

The property is located at 104 Highway 1, Carmel (Assessor’s Parcel
Number 241-071-002-000, Carmel Area Land Use Plan. The parcel is
zoned “LDR/1-D (CZ)” [Low Density Residential, 1 unit per acre-
Design Control District (Coastal Zone)], which allows for residential
development. Therefore, the project is an allowed land use for this site.
Pursuant to Chapter 20.44, Design Control Zoning Districts, the project
requires design review of structures to make sure they are appropriate to
assure protection of the public viewshed, neighborhood character, and
assure visual integrity. Exterior changes consist of medium brown
stucco siding, clad wood windows and doors, redwood ceramic tile
porches and decks and dark grey quarry slate roofing materials, giving
the general appearance of natural materials (Policy 2.2.4.10.c Carmel
Area Land Use Plan). The retaining walls will be sprayed with sculpted
and colored shotcrete to match the existing rock on the bluff. The roof
will be raised an additional 2-3 feet to a maximum height of 25 feet,
which is lower than the 30 foot maximum allowed. Therefore, the
project is consistent with the Design Control regulations.

The project planner conducted site inspections on April 27, 2007 and
January 10, 2010 to verify that the project on the subject parcel
conforms to the plans listed above.

Viewshed: The project will be located within a sensitive scenic area of
the Carmel Area and has the potential to degrade the area’s visual
quality through grading and increased visual prominence due to new
retaining walls and proposed exterior renovations including heightened
roof. Further, the project’s location is highly visible from Point Lobos
State Park, and as such, the scale and massing of the new retaining walls
and height of roof may detract from the visual quality of the shoreline.
The project proposes to remove one 8-inch Cypress tree. It is currently
growing directly in the path of the proposed retaining wall on a bluff
overlooking the small cove. It is one of eight Cypress trees (ranging
from 8 inches to 36 inches in diameter) that appear to have been planted
on the property sometime in the past. Although, this tree does not
require replacement, the biological report recommends replacement for
further visibility. The project as designed and conditioned is consistent
with the scenic resource policies in the Carmel Area Land Use Plan,
Local Coastal Program (Chapter 2.2) and the Monterey County Coastal
Implementation Plan, Part 4 (Chapter 20.146.030). (See Finding 9)
Archaeological Resources: The project site is identified in an area of
high archaeological sensitivity zone with archaeological resources
located on the project site. County staff requested that an
archaeological report be prepared for the project to evaluate the
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g)

h)

)

potential for significant archaeological resources on-site and the
potential for impacts to existing resources as a result of the project. A
Preliminary Archaeological Reconnaissance of Assessor’s Parcel 241-
071-002-000 was prepared by Archaeological Consulting (March 15,
2005) for the project. A subsequent archaeological report (January 13,
2006) was prepared to analyze potential impacts to cultural resources as
a result of the proposed residential remodel, specifically to the 550
square foot area proposed for concrete removal and placement of
pergola structure. The archaeologist stated that unless prior grading
removed all of the archaeological midden from the project impact area,
demolition of existing hardscape may expose cultural resources which
will be subject to project impacts. They also stated that because the new
retaining walls will help to preserve the cultural resources remaining on
the parcel and because there is limited potential for impacts to
significant cultural resources from the construction, they recommended
an archaeological monitor be present for all demolition and removal of
existing hardscape and retaining walls; excavations for the pergola,
foundations and excavation of soil from the slope above wall #1 and for
the grading of temporary road for wall #2. Staff is requiring an
archaeological monitor be present during construction. (Condition #19
/Mitigation Measure #4) Also, a standard mitigation measure will also
be implemented if any archaeological resources or human remains are
accidentally discovered during construction (Condition #20/Mitigation
Measure #5)

Development on Slope: The project includes application for
development on slopes exceeding 30%. The subject property has steep,
natural slopes, and there are no alternative which would avoid 30%
slope. The Carmel Area Land Use Plan Policy 2.7.4.1 and Section
20.146.080.D.1.a of the Coastal Implementation Plan (Part 4) direct that
all development shall be sited and designed to conform to site
topography and to minimize grading and other site preparation
activities. The topography of the parcels, and the scope of the project,
does not allow development to avoid slope over 30%. (See Finding 5)
ESHA: The project includes application for development within 100
feet of environmentally sensitive habitat areas (ESHA). LUP Policy
2.3.2.2 directs that land uses adjacent to environmentally sensitive
habitats shall be compatible with the long-term maintenance of the
resource, and LUP Policy 2.3.2.7 directs that development within
environmentally sensitive areas shall restrict the removal of indigenous
vegetation and land disturbance. The project as designed, conditioned,
and mitigated is consistent with ESHA policies of the Carmel Area
Land Use Plan. (See Finding 6)

On January 3, 2006, The Carmel Highlands/Unincorporated Land Use
Advisory Committee (LUAC) recommended approval (5-0 vote) to
approve the plans as submitted. They recognized the need for the
retaining walls and the removal of the one 8” Cypress tree.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN050708 & PLN050591.
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2. FINDING:

EVIDENCE:

a)

b)

d)

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: RMA - Planning Department, Carmel
Highlands Fire Protection District, Parks, Public Works, 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 by RMA
Planning, Water Resources Agency and Carmel Highlands Fire have
been incorporated.

In 1997-1998, abnormally heavy rainfall caused severe erosion and
slope movement downslope and adjacent to the existing residence. An
undrained wooden retaining wall had failed and several areas showed
signs of soil creep or slippage. A large Caltrans culvert on the
neighboring properties plugged and failed causing serious erosion and
landsliding on the subject property due to the resulting overland flow
downslope from where the culvert was plugged. The current project
consists of construction of three retaining walls two of which are
immediately adjacent to the home and the other is near the outlet of the
failed culvert, which will be repaired. Grading will be completed to
develop construction access routes and restore the areas affected by
landsliding. Revegetation and erosion control measures will be
included in the project.

A Geotechnical Investigation and Focused Geologic Study was
prepared by Haro, Kasunich and Associates, dated August, 2005, for the
proposed project. This report presents the results of a previous Limited
Geotechnical Investigation and Focused Study (August 1999) and
Limited Geotechnical Investigation Slope Stabilization
Recommendations prepared by Reynolds and Associates dated
September 4, 1998, and provides substantial recommendations to
address impacts to less-than-significant with mitigation.

The slope stability evaluation presented in the August 2005 Haro
Kasunich report focuses on the slopes immediately below the proposed
retaining walls at the existing residence. As requested by the California
Coastal Commission Engineering Geologist, a Supplemental Slope
Stability Evaluation, dated July 20, 2009, was also prepared by Haro,
Kasunich and Associates. The supplemental letter presents a slope
stability evaluation of the existing slopes and proposed slopes (pre-
retaining wall condition versus post-retaining wall conditions) for the
areas up-coast of the existing residence at the eroded gully below the
garage turn around area.

Staff identified potential impacts to slope stability, archaeological
resources and biological resources. Technical reports by outside
consultants indicated that there may be physical or environmental
constraints that would limit suitability for the use proposed; however
proposed mitigation will make impacts less than significant. County
staff independently reviewed these reports and concurs with their
conclusions. The following reports have been prepared:

- “Limited Geotechnical Investigation Slope Stabilization
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3.

g)

FINDING:

EVIDENCE: a)

b)

Recommendations for 104 Coast Highway 17 (LIB060084)
prepared by Reynolds and Associates, Inc., dated September 04,
1998.

- “Limited Geotechnical Investigation for Seaward Slippage and
Incipient Bank Failure” prepared by Haro, Kasunich and
Associates, Inc, dated August 1999.

- “Limited Geotechnical Investigation and Focused Geologic Study
for Coastal Bluff Retaining Walls for 104 Highway 1”
(LIB050809) prepared by Haro, Kasunich & Associates, Inc.,
dated August 2005.

- “Supplemental Slope Stability Evaluation to Limited Geotechnical
Investigation and Focused Geologic Study”, prepared by Haro, -
Kasunich & Associates, Inc., dated July 20, 2009.

- “Letter Report Geotechnical Foundation Criteria for the Proposed
Covered Pedestrian Walkway from Garage to Residence” prepared
by Haro, Kasunich and Associates, Inc., dated May 15, 2006.

- “Archaeological Letter for APN 241-071-002, for retaining walls”
(LIB050807) prepared by Archaeological Consulting, dated March
15, 2005.

- “Archaeological Report for APN 241-071-002, the Currivan
Parcel”, prepared by Archeological Consulting, dated January 13,
2006.

- “Biological Assessment prepared by Rana Creek Habitat
Restoration” (LIB050808) dated September 2005.

This is a request to remodel an existing structure and construction of
three retaining walls in order to secure the structure. Therefore, as
proposed, the project better meets the policies and goals of the Carmel
Area Land Use Plan.

Staff conducted a site inspection on April 27, 2007 and January 10,

2010 to verify that the site is suitable for this use.

The application, project plans, and related support materials submitted

by the project applicant to the Monterey County RMA - Planning

Department for the proposed development found in Project Files

PLN050708 & PLN050591.

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 the respective departments/agencies which
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.

Necessary public facilities are available and will be provided. This
parcel is currently served by the Cal Am public water system, and will
continue to use the same service connection. Currently, this parcel is
one of four parcels using its own septic system and/or holding tank for
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4. FINDING:

EVIDENCE:

5. FINDING:

EVIDENCE:

b)

©)
d)

a)

b)

wastewater. PLN090342 was approved on October 27, 2010. This
approval allows the parcel to connect to the Carmel Area Wastewater
District (CAWD).

Preceding Findings #1 and #2 and supporting evidence for PLN050708
& PLN050591.

NO VIOLATIONS - The subject property is 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 property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department records and is not aware of any
violations existing on subject property.

Staff conducted site inspections on April 27, 2007 and January 10, 2010
and researched County records to assess if any violation exists on the
subject property.

There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN050708 &
PLNO050591.

DEVELOPMENT ON SLOPE — There is no feasible alternative which
would allow development to occur on slopes of less than 30%.

In accordance with the applicable policies of the Carmel Area Land Use
Plan and the Monterey County Zoning Ordinance (Title 20), a Coastal
Development Permit is required and the authority to grant said permit
has been met.

The project includes application for development on slopes exceeding
30%. The subject property has steep, natural slopes, and there are no
alternatives which would avoid 30% slope. Much of the sloped areas
proposed for development have been previously disturbed by structural
development, retaining walls, landscaping, driveways, and Highway 1.
The proposed retaining walls are already on 30 percent sloped areas. In
order to remodel and secure the existing house, they must be replaced.
They cannot be pushed back because the existing house is located right
on the bluff. There is no other alternative.

The project application includes development (trenching) on slopes
exceeding 30%. The Carmel Area Land Use Plan Policy 2.7.4.1 and
Section 20.146.080.D.1.a of the Coastal Implementation Plan (Part 4)
direct that all development shall be sited and designed to conform to
site topography and to minimize grading and other site preparation
activities. The topography of the parcels, and the scope of the project,
does not allow development to avoid slope over 30%. Staff has
reviewed the project plans and visited the sites to analyze possible
development alternatives. Based on the site topography and scope of
work, there is no feasible alternative which would allow development to
occur on slopes of less than 30%. The proposed replacement of the
retaining walls avoids slopes in excess of 30% as much as possible,
adheres to the site development standards required of the slope analysis
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6. FINDING:

EVIDENCE:

d)

2)

b)

reports, and using sprayed shotcrete blends with the surrounding
topography and environment.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project Files PLN050510 and
PLNO050708.

The project planner conducted site inspections on April 27, 2007 and
January 10, 2010.

The subject project minimizes development on slopes exceeding 30% in
accordance with the applicable goals and policies of the applicable area
plan and zoning codes.

ESHA — The subject project minimizes impact on environmentally
sensitive habitat areas in accordance with the applicable goals and
policies of the applicable area plan and zoning codes.

The project includes application for development within 100 feet of
environmentally sensitive habitat areas (ESHA). In accordance with the
applicable policies of the Carmel Area Land Use Plan (LUP) and the
Monterey County Zoning Ordinance (Title 20), a Coastal Development
Permit is required and the authority to grant said permit has been met.
LUP Policy 2.3.2.2 directs that land uses adjacent to environmentally
sensitive habitats shall be compatible with the long-term maintenance of
the resource, and LUP Policy 2.3.2.7 directs that development within
environmentally sensitive areas shall restrict the removal of indigenous
vegetation and land disturbance. A biological assessment report was
prepared to document and assess existing biological resources within
the proposed site for proposed grading and construction of retaining
walls and restoration of a coastal terrace directly over the ocean’s edge.
The vegetation consists of coastal bluff herbs and shrubs, planted
cypress trees, and a multitude of horticultural landscape plants. There
were no rare plants species found on or within the areas proposed for
development. The project as designed, conditioned, and mitigated is
consistent with ESHA policies of the Carmel Area Local Coastal
Program.

The project site contains habitat for Smith’s blue butterfly, a federally
endangered species, as such, its habitat, coast buckwheat and dune
buckwheat, are afforded protection. A Biological Assessment was
prepared by Rana Creek Habitat Restoration (September 2005) for the
retaining wall portion of the project. The report in 2005 found that
although the project site contains five buckwheat plants they are located
outside of the project impact areas. The areas planned for retaining wall
installation, and erosion control, totals approximately 16,000 sq. ft. on
the project site. The report concluded there was no rare plant and/or
animal species afforded protection within the areas to be developed.
Smith’s blue butterflies have not been identified onsite, however due to
both the amount of available habitat on and adjacent to the site, the
report concludes presence. Additionally, sitings of Smith’s blue
butterfly have been confirmed on adjacent parcels. Adverse impacts to
Smith’s blue butterfly will be reduced to a less than significant level
with the implementation of the Mitigation Measure No. 3 in the Initial
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d)

7. FINDING:

EVIDENCE: a)

b)

Study. Also, since the last biological assessment was prepared five
years ago, as part of the required restoration plan, reassessment of the
location of the buckwheat plants will be required along with the
enhancement, establishment, management, and monitoring of habitat
for Smith’s blue butterfly.

The project planner conducted site inspections on April 27, 2007 and
January 10, 2010 to verify ESHA locations and potential project
impacts to ESHA.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project Files PLN050591 and
PLN050708.

CEQA (Addendum): - An Addendum to a previously certified
Mitigated Negative Declaration (“MND”) was prepared pursuant to
Code of Regulations, Title 14, Section 15164 to reflect changes or
additions in the project that do not cause substantial changes or new
information that would require major revisions to the adopted MND.

A Mitigated Negative Declaration (“MND”) for PLN050708,
PLNO050591, and PLN090342 was prepared in accordance with CEQA
and circulated for public review from September 2, 2010, through
October 1,2010 (SCH#: 2010091005). Issues that were analyzed in the
MND include aesthetic resources, air quality, biological resources,
cultural resources, geology and soils, greenhouse gas emissions,
hydrology and water quality, and utilities and service systems.

An amendment to connect PLN090342 and three other parcels to the
original Highlands Inn Sewer project was approved and the MND for
Currivan/O’Boyle PLN050708, PLN050591 and PLN090342 was
adopted by the Planning Commission on October 27, 2010.

An Addendum to MND for this Currivan/O’Boyle project was prepared
pursuant to Code of Regulations, Title 14, Section 15164 (CEQA
Guidelines).

The Addendum attached as Exhibit G to the November 18, 2010 staff
report to the Zoning Administrator reflects the County’s independent
judgment and analysis.

Pursuant to Section 15162 of the CEQA Guidelines, there are no
substantial changes proposed in the project that would require major
revisions to the prior MND. The projects evaluated were for cohesive
purposes. The project involves the construction of three retaining walls
that would provide support for the existing residence from the failing
bluffs, and to allow repairs to erosion caused by past flooding. The
remodel portion of the proposed project will not be possible until the
imminent needs of structure stabilization is completed by the proposed
retaining walls are built. During the construction of the retaining walls,
the sewer line will be installed.

Pursuant to Section 15162 of the CEQA Guidelines, there is no new
information of substantial importance that was not known at the time
the MND was adopted. Since the last biological assessment was
prepared five years ago, the restoration plan must reassess the location
of the buckwheat plants. Ifit is determined that the buckwheat plants
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8. FINDING:

EVIDENCE: a)

b)

9. FINDING:

EVIDENCE: a)

b)

are located within the area of construction, the plants need to be
protected. Condition #18/Mitigation #3 addresses this additional
requirement. Pursuant to CEQA Section 15088.5 (b), recirculation is
not required where the new information added to the EIR merely
clarifies or amplifies or makes insignificant modifications in an
adequate EIR.

The Monterey County Planning Department, located at 168 W. Alisal,
Second Floor, Salinas, California, 93901, is the custodian of documents
and other materials that constitute the record of proceedings upon which
the decision to adopt the negative declaration is based.

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.

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 (Part 4) can be demonstrated.

The subject properties are not described as areas where the Local
Coastal Program requires public access (Figure 3, Public Access, in the
Carmel Area Land Use Plan).

No evidence or documentation has been submitted or found showing
the existence of historic public use or trust rights over this property.
The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project Files PLN050708 &
PLN050591

The project planner conducted site inspections on April 27, 2007 and
January 10, 2010.

VIEWSHED — The subject project minimizes development within the
viewshed in accordance with the applicable goals and policies of the
applicable area plan and zoning codes.

The visual resource policies set forth in the Carmel Area Land Use Plan
are intended to safeguard the coast’s scenic beauty and natural
appearance. These policies were used as thresholds in order to
determine visual impacts resulting from the proposed project. (Key
Policy 2.2.2. Carmel Area Land Use Plan (CLUP))

Applicable policies require that the design and siting of structures not
detract from the natural beauty of the scenic shoreline in the public
viewshed, that development be designed to minimize visibility and
blend into the natural surroundings and that siting and design control
measures be applied to new development to ensure protection of the
Carmel areas scenic resources. (General Policies 2.2.3.CLUP)

The project will be located within a sensitive scenic area of the Carmel
Area and has the potential to degrade the area’s visual quality through
grading and increased visual prominence due to new retaining walls and
proposed exterior renovations including heightened roof. Further, the
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10.

d)

FINDING:

EVIDENCE: a)

b)

project’s location is highly visible from Point Lobos State Park, and as
such, the scale and massing of the new retaining walls and height of
roof may detract from the visual quality of the shoreline. In order to
blend the retaining walls into the surrounding landscape, appropriate
shotcrete earth tone materials and colors will be used. In addition, the
remodeled residence will use natural colors and materials to reduce the
appearance. New roofing materials will further blend the residence into
the natural landscape.

The project as proposed, conditioned, and mitigated is consistent with
policies of the Carmel Area Land Use Plan dealing with visual resources
and will have no significant impact on the public viewshed. As stated in
the Initial Study, impacts can be reduced to a less than significant level
with the implementation of mitigation measures to maintain existing
vegetation, and require the use of natural materials and colors that will
blend into the surrounding area, along with unobtrusive roof materials
which will be harmonious with the area. (Condition #16/MM #1 &
Condition #17/MM #2)

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN050708 &
PLNO050591.

The project planner conducted site inspections on. April 27, 2007 and
January 10, 2010 to verify that the project minimizes development
within the viewshed or to identify methods to minimize the
development.

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

Board of Supervisors: Section 20.86.030 of the Monterey County
Zoning Ordinance (Title 20). An appeal may be made to the Board of
Supervisors by any public agency or person aggrieved by a decision of
an Appropriate Authority other than the Board of Supervisors.
California Coastal Commission: Section 20.86.080.A of the Monterey
County Zoning Ordinance (Title 20). The project is subject to appeal
by/to the California Coastal Commission because it involves
development between the sea and the first through public road
paralleling the sea, is proposing development within 300 feet of the top
of the seaward face of any coastal bluff and is development involving a
conditional use.

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator
does hereby:
Consider an Addendum to the Mitigated Negative Declaration adopted by the Planning
Commission on October 27, 2010;

Approve Combined Development Permit consisting of: 1) Coastal Development Permit
for development on slopes in excess of 30% to replace three retaining walls
(approximately 200 linear feet) within the bluff to protect existing house from coastal
bluff erosion, replace storm drain, and fill eroded drainage channel; 2) Coastal

A.

B.
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Development Permit and Design Approval for the extensive remodel of an existing
residence within 50 feet of a coastal bluff; including an increase in height, and changes to
exterior wall materials, doors, and windows; removal of 550 square feet of concrete
driveway and patios; and new pergola; natural wood and earth tone colors will be used,;
3) Coastal Development Permit for development with a positive archaeological report; 4)
Coastal Development Permit for development within 100 feet of environmentally
sensitive habitat (coastal habitat); and grading of approximately 650 cubic yards of fill,
based on the findings and evidence and subject to the conditions of approval (Exhibit 1),
in general conformance with the attached sketch and subject to the conditions (Exhibit
1), both exhibits being attached hereto and incorporated herein by reference; and

C. Adopt the Mitigation Monitoring and Reporting Program for this project (Exhibit 1)

PASSED AND ADOPTED this 18® day of November, 2010 by the following:

e

Mike Novo, Zoning Administrator

. v

COPY OF THIS DECISION MAILED TO APPLICANTON  DEC 1 57010
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 e

DEC 2 5910

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 the Monterey County Planning Department and Building
Services Department 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.
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