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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:  
Konig (PLN180339) 
RESOLUTION NO. 20- 
Resolution by the Monterey County Planning 
Commission: 

1) Finding the project includes construction of 
a single-family dwelling which qualifies as a 
Class 3 Categorical Exemption per Section 
15303 (a) of the CEQA Guidelines and none 
of the exceptions under Section 15300.2 
apply; and 

2) Approving a Combined Development Permit 
consisting of: 1) A Coastal Administrative 
Permit and Design Approval to allow the 
demolition of a one-story, 1,060 square foot 
single family dwelling and construction of a 
two-story, 3,515 square foot single-family 
dwelling with an attached two-car garage; 2) 
A Coastal Development Permit to allow 550 
cubic yards of development on slopes greater 
than 30%; and 3) A Coastal Development 
Permit to allow the removal of four (4) Oak 
trees and one (1) Bay tree. 

46199 Clear Ridge Road, Big Sur, Big Sur Coast 
Land Use Plan (APN: 419-221-004-000) 

 

 
The Konig application (PLN180339) came for a public hearing before the Monterey 
County Zoning Administrator on August 13, 2020.  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: 

FINDINGS 
    
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies. 
 EVIDENCE: a)  Staff has reviewed the project as contained in the application and 

accompanying materials for consistency with the following applicable 
text, policies, and regulations: 

- Big Sur Coast Land Use Plan 
- Coastal Implementation Plan (CIP) (Part 3) 
- 1982 Monterey County General Plan; and 
- Monterey County Zoning Ordinance (Title 20)   

  b)  The property is located at 46199 Clear Ridge Road in Big Sur 
(Assessor's Parcel Number 419-221-004-000), Big Sur Coast Land Use 
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Plan, Coastal Zone.  The parcel is zoned Watershed and Scenic 
Conservation, 40 acres per unit with a Design Control Overlay in the 
Coastal Zone [WSC/40-D (CZ)].  The WSC zoning allows development 
in more remote or mountainous areas in the Coastal Zone while 
protecting biological resources, so long as the development does not 
have an adverse effect to those resources. 

  c)  The 5-acre (218,193 square-feet) lot was filed in Volume 10 of Maps, 
Cities and Towns at Page 223, Records of Monterey County, California.  
The applicant has submitted a grant deed that matches the recorded 
document, and this property is thus a legal lot of record.  

  d)  Setbacks.  As shown in the attached plans, the project meets site 
development standards for the WSC zoning district (Section 20.17.060, 
MCC Title 20) including height, setback, lot coverage, and floor area 
ratio.  

  e)  Tree Removal.  The project proposes the removal of four (4) Oak trees 
and one (1) Bay tree.  Four of the trees are decaying and one is in fair 
condition (See Finding 6 with supporting evidence).   

  f)  Design.  Pursuant to Chapter 20.44 of the Monterey County Zoning 
Ordinance, Title 20, a Design Control Zoning District (“D” zoning 
overlay) regulates the location, size, configuration, materials, and colors 
of structures and fences to assure the protection of the public view shed 
and neighborhood character.   
The surrounding residential homes may be described as eclectic in 
design, with Spanish-revival, California ranch, and modern style single-
family dwellings.  Colors and materials vary as much as the designs, 
with predominately natural materials and earth toned exterior finishes to 
blend in well with the natural topography the area.  Most homes also 
have landscaping and retain the natural forested terrain.  The proposed 
development is a two-story single family dwelling with an attached two 
car garage and pool house.  It is a unique modern architectural design 
that combines different textures (such as glass, concrete, and wood) into 
an oval shaped single family dwelling.  It incorporates a stainless steel 
multi-colored tile roof with cool-charcoal concrete and wooden exterior 
colors and materials.  Concreate and stainless steel materials are 
important for fire safety in this Urban Woodland Interface area.  The 
bulk and mass of the home is situated well within the slope of the 
property and given the forested area, is not visible outside its 
boundaries.  The architect has designed the home, pool house, and 
garage to be built into the slope of the parcel to protect any potential 
view shed impacts from Highway 1 or from neighboring properties on 
the hillside.  Although slightly more modern in design than neighboring 
properties, the colors, materials, and finishes are earth toned and match 
the eclectic neighborhood character.  The existing tiny home on the 
property would be removed upon project’s completion, and a condition 
of approval has been incorporated into this project to ensure its removal.  

  g)  Land Use Advisory Committee (LUAC).  The proposed project was 
reviewed by the Big Sur Coast Land Use Advisory Committee (LUAC) 
on August 27, 2019.  The LUAC members expressed concern that a list 
of neighbors was not included in the LUAC documents and therefore 
not properly contacted.  They suggested County staff review the contact 



 
KONIG (PLN180339)  Page 3 

list to ensure homeowner’s P.O. Box numbers were included in the 
mailings.  The County did post a notice of the LUAC meeting at the 
meeting location as well as the project site ten days prior to the meeting, 
so proper noticing requirements per the Brown Act were satisfied.  
Despite this concern, no issues over the design of the proposed 
development were raised.  The LUAC therefore voted to support the 
project as proposed by a vote of four to zero and one absence. 

  h)  Biological Resources. In accordance with the Big Sur Coast Land Use 
Plan Policies 3.3.2.4 and 3.3.2.7, the proposed 
residential project is sited and designed to minimize further site 
disturbance within the development area. Invasive Italian thistle was 
identified along the east slope surrounding the 
existing residential structure proposed for demolition and removal. 
Italian thistle is a species classified by the California Invasive Plant 
Council (Cal-IPC) as having adverse impacts to native 
habitats and should be managed to prevent migration to offsite natural 
communities that are found beyond the development area. The Big Sur 
LUP Policy 3.3.3.10 encourages Big Sur residents to undertake 
restoration of natural environments by removal of exotic, invasive 
plants. 
With recommendations incorporated as conditions of approval, the 
impacts of the proposed project would be reduced to levels that sustain 
the biotic resources supported at the subject property and to natural 
communities and sensitive elements adjacent to the parcel. In addition, 
when the recommendations in this report are applied, no development 
activities associated with the proposed project will have long-term 
adverse impacts on the sensitive biological resources that occur on site 
or on adjacent areas. 

  i)  Fire Management. CalFire has instituted a set of rules and guidelines for 
vegetation management and fire safety for homes in the wildland-urban 
interface (WUI).  These rules have been adopted to reduce the fuels 
around homes.  Given the steep slopes on the property and its location 
in the WUI, the project has been conditioned to incorporate the fuel and 
vegetation management recommendations outlined in the FMP.  These 
include maintaining at least 30 feet of vegetation clearance immediately 
around the structure, and maintaining additional fire protection by 
removing all brush, flammable vegetation, or combustible growth 
located within 100 feet from the building.   

  j)  Slopes. The project involves development on slopes greater than 30 
percent and the criteria for granting a permit for development on slopes 
are met. Development on slopes cannot be avoided in this case (See 
Finding 7 with supporting evidence). 

  k)  Critical Viewshed.  The Big Sur Coast Land Use Plan Policy 3.2 
ensures the protection of Scenic Resources.  It is the County's policy to 
prohibit all future public or private development visible from Highway 
1 and major public viewing areas (the critical viewshed).  The project 
site is located off Clear Ridge Road about half a mile from Highway 1, 
and the parcel is visible traveling northbound on the Highway.  
However, the project has been sited, situated and designed away from 
the visible portion of the property to ensure it could not be seen from 
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Highway 1.  Staff conducted two separate site visits with the staking and 
flagging place; during the first site visit in August of 2019, staff stood 
on the project site and noted that the natural terrain, topography, and 
vegetation of the site along with its design shields it from public view.  
Staff conducted a second site visit in July of 2020 traveling along 
Highway 1.  Staff did not see any staking and flagging within a moving 
vehicle from the Highway, so staff stood along Highway 1 with 
binoculars and could not see any staking and flagging from the 
Highway.  This project would not be visible from a public viewing area, 
and this development would not create any impacts to the critical 
viewshed; it therefore meets the goals and policies of the Big Sur Coast 
Land Use Plan.  

  l)  The application, project plans, and related supporting materials 
submitted by the project applicant to Monterey County RMA-Planning 
for the proposed development can be found in Project File PLN180339. 

    
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, and the Big Sur 
Coast Land Use Advisory Committee.  Conditions recommended by 
RMA-Planning and RMA-Environmental Services have been 
incorporated.  

  b)  Available technical information and reports indicate that there are no 
physical or environmental constraints that would render the site 
unsuitable for the use proposed. Reports in the Project File 
(PLN180339) include:  
- Geotechnical Report (LIB190251), prepared by Belinda Taluban, 

December 17, 2018.   
- Arborist Assessment (LIB190248), prepared by Frank Ono, April 

17, 2019.  
- Engineering Geology Report (LIB190250), prepared by William H. 

Godwin, November 19, 2019.  
- Biological Assessment (LIB190249), prepared by Fred Ballerini, 

May 22, 2019.   
  c)  The application, project plans, and related support materials submitted 

by the project applicant to the Monterey County RMA - Planning for the 
proposed development found in Project File PLN180339. 

    
3. FINDING:  HEALTH AND SAFETY - The establishment, maintenance, or 

operation of the use or structure applied for, will not, under the 
circumstances of the 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 has been reviewed for site suitability by the following 
departments and agencies:  RMA-Planning, RMA-Public Works, RMA-
Environmental Services, and the Environmental Health Bureau.  The 
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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 property is connected to and will be served by the Clear Ridge 
Water System.  Development will require a new septic system, which 
has met the requirements for the Monterey County Environmental 
Health Bureau.  

  c)  The application, project plans, and related supporting materials 
submitted by the project applicant to the Monterey County RMA – 
Planning for the proposed development can be found in Project File 
PLN180339. 

    
4. FINDING:  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.  

 EVIDENCE: a) Staff reviewed Monterey County RMA – Planning and Building 
Services Department records and there are no existing violations on 
subject property.  The site currently has a vacant, dilapidated house 
along with a 125-square foot tiny home occupied by a site caretaker.  
The rest of the property maintains natural vegetation. 

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

environmental review. 
  a)  Section 15303 (a) of the CEQA guidelines categorically exempts new 

construction of a single-family residence, or a second dwelling unit in a 
residential zone.  The applicant proposes to construct the first single 
family home in a residential zone. Therefore, the project qualifies for a 
categorical exemption pursuant to Section 15303 of the guidelines. 

  b)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project.  Reports provided conclude that the proposed project 
would not substantially impact any resources.  Adequate evidence has 
been presented to support finding that there are no unique circumstances 
for potential impact in this case.  Other than tree removal, the site is not 
located in a particularly sensitive environment.  It is surrounded on all 
sides by watershed conservation zoning to allow development in more 
remote or mountainous areas in the Coastal Zone while protecting 
biological resources, so long as the development does not have an 
adverse effect to those resources.  Views from Highway 1 (a scenic 
highway) are protected and development will be screened with trees 
remaining after construction.  There are no significant cumulative 
effects of residential development on residentially zoned lands, there are 
no historical resources and no hazardous waste sites involved.  The 
project will not have a significant effect on the environment and 
qualifies for a Categorical exemption as one residential home on a 
residential lot. 

  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 PLN180339.  
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  d)  A site visit was conducted on August 27, 2019 and on July 30, 2020 to 
verify the staking and flagging were in place and in accordance with 
plans.  The site is not visible from Highway 1 nor any other public 
viewing area.    
 

6.  FINDING:  
 
 
   

 
 
 

TREE REMOVAL – The project is consistent with all tree removal 
policies of the Big Sur Coast Land Use Plan (LUP) and Coastal 
Implementation Plan (CIP), Part 3.   

   EVIDENCE: a) Monterey County Code Section 20.146.060 requires a forest 
management plan (FMP) where development affects trees and/or forest 
resources.  The applicant provided an FMP examining impacts of the 
tree removal on the site and within the forest setting.  The FMP 
identifies the need to remove three Coast Live Oak trees and one Bay 
tree in dead or poor condition along with one eight-inch Coast Live Oak 
tree in fair condition to accommodate development.  According to the 
FMP, the arborist conducted a site visit on April 11, 2019, to site the 
best location for the proposed development against the protected trees.  
During the visit, the proposed improvements included preserving trees 
to the greatest extent feasible.  A study of the individual trees was made 
to determine the treatments necessary to complete the project.  The 
arborist located, measured, inspected and recorded trees within and 
immediately adjacent to the proposed development area.  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 to the short and long term health of the tree.  Based 
on these observations, the arborist recommended removing the four 
decaying trees, and one in fair condition to accommodate the 
development.   
The FMP recommends tree protection measures and implementation of 
best management practices to protect trees near construction that are to 
be retained.  The report recommends eight five gallon Coast live oak 
replacement trees be planted and monitored for two-years in order to 
comply with tree regulations standards and to support sustained and 
healthy woodland habitat at the site following construction.  
Recommended conditions have been included as conditions of approval 
for the project.   

  b) The following FMP has been prepared for Project File (PLN180339):   
-     Arborist Assessment (LIB190248), prepared by Frank Ono, 

April 17, 2019.  
    
7. FINDING:  DEVELOPMENT ON SLOPES – There is no feasible alternative 

which would allow development to occur on slopes of less than 30%. 
 EVIDENCE: a) In accordance with the applicable policies of the Big Sur Coast Land 

Use Plan and Monterey County Code Section 20.64.230.E, a Coastal 
Development Permit is required for development on slopes greater than 
30% and the criteria to grant said permit have/have not been met.  

  b) The project site is located mid-slope below the ridge with terraced flats, 
with slopes ranging from 2% to over 50%.  The natural terrain of this 
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property includes slope in excess of 30% along the northern and 
southern portions of the parcel. 

  c) The residence has been situated to accommodate the proposed 
development avoid the greatest impact to onsite trees, and development 
would require 550 cubic yards of grading on slopes over 30%.  
Moreover, the site location of the home accommodates the necessary 
septic leach fields needed to support it.  Due to the nature of slopes on 
this lot and the thick vegetation of protected trees, this is the best 
location for the proposed single family dwelling.  Any development on 
this parcel would impact slopes and trees therefore the project has been 
sited to best avoid the maximum impact to slopes and designed to 
achieve compliance with resource protection objectives. 

  d) Grading plans and erosion control measures are required for the 
proposed development pursuant to Chapter 16.12 of the Monterey 
County Code. RMA – Environmental Services and RMA- Planning will 
review the grading and erosion control plans and measure to ensure that 
development will not cause erosion on or off the project site. 

  e) The application, plans and supporting materials submitted by the project 
applicant to Monterey County RMA-Planning for the proposed 
development are found in Project File PLN180339. 

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

Board of Supervisors and the California Coastal Commission.  
 EVIDENCE: a)  Section 20.86.030 of the Monterey County Zoning Ordinance (Title 20) 

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

  b)  Section 20.86.080 of the Monterey County Zoning Ordinance (Title 20) 
states that the proposed project is subject to appeal to the Coastal 
Commission because this project involves tree removal and 
development on slopes which both require a Coastal Development 
Permit (conditional use).  

 
DECISION 

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

A. Find that the project includes construction of a single-family dwelling which qualifies as 
a Class 3 Categorical Exemption per Section 15303 (a) of the CEQA Guidelines and none 
of the exceptions under Section 15300.2 apply; and  

B. Approve a Combined Development Permit consisting of: 
1) A Coastal Administrative Permit and Design Approval to allow the demolition of a 
one-story, 1,060 square foot single family dwelling and construction of a two-story, 3,515 
square foot single-family dwelling with an attached two-car garage; 
2) A Coastal Development Permit to allow 550 cubic yards of development on slopes 
greater than 30%; and 
3) A Coastal Development Permit to allow the removal of four (4) Oak trees and one (1) 
Bay tree. 

In general conformance with the attached plans and subject to ten (10) conditions of 
approval, both being attached hereto and incorporated herein by reference. 
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PASSED AND ADOPTED this 13th day of August, 2020. 
 
 
 

______________________________________ 
                                                                                  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 _______________. 
 
(Coastal Projects)  
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS 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 3 years after the above date of granting thereof unless construction or use is 

started within this period.  
 
 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN180339

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Combined Development Permit (PLN180339) allows 1) A Coastal Administrative 

Permit and Design Approval to allow the demolition of a one-story, 1,060 square foot 

single family dwelling and construction of a two-story, 3,515 square foot single-family 

dwelling with an attached two-car garage; 2) A Coastal Development Permit to allow 

550 cubic yards of development on slopes greater than 30%; and 3) A Coastal 

Development Permit to allow the removal of four (4) Oak trees and one (1) Bay tree. 

This project also consists of the removal of a 125 square foot tiny home. The property 

is located at 46199 Clear Ridge Road in Big Sur (Assessor's Parcel Number 

419-221-004-000), Big Sur Coast Land Use 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 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. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be Performed:

8/4/2020Print Date: Page 1 of 5 1:42:57PM
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2. PD002 - NOTICE PERMIT APPROVAL

RMA-PlanningResponsible Department:

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

 "A Combined Development Permit (Resolution Number ____________) was 

approved by the Zoning Administrator for Assessor's Parcel Number 419-221-004-000 

on August 13, 2020. The permit was granted subject to ten (10) conditions of approval 

which run with the land. A copy of the permit is on file with Monterey County RMA - 

Planning."

Proof of recordation of this notice shall be furnished to the Director of RMA - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

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 RMA - Planning.

Compliance or 

Monitoring 

Action to be Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

RMA-PlanningResponsible Department:

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 RMA - 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.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

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 RMA - 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.

Compliance or 

Monitoring 

Action to be Performed:

8/4/2020Print Date: Page 2 of 5 1:42:57PM

PLN180339



4. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

RMA-PlanningResponsible Department:

All exterior lighting shall be 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. The lighting source shall be shielded and recessed into the fixture . 

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 RMA - Planning, prior to 

the issuance of building permits.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three 

copies 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, 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.

Compliance or 

Monitoring 

Action to be Performed:

5. PD016 - NOTICE OF REPORT

RMA-PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"An Arborist Assessment (Library No. LIB190248), was prepared by Frank Ono on 

April 17, 2019 and is on file in Monterey County RMA - Planning.  All development 

shall be in accordance with this report."

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to RMA - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the RMA 

- Planning.

Compliance or 

Monitoring 

Action to be Performed:

8/4/2020Print Date: Page 3 of 5 1:42:57PM
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6. PD016 - NOTICE OF REPORT

RMA-PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"A Biological Assessment (Library No. LIB190249), was prepared by Fred Ballerini on 

May 22, 2019 and is on file in Monterey County RMA - Planning.  All development 

shall be in accordance with this report."

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to RMA - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the RMA 

- Planning.

Compliance or 

Monitoring 

Action to be Performed:

7. STORMWATER CONTROL PLAN

Environmental ServicesResponsible Department:

The applicant shall submit a stormwater control plan, prepared by a registered civil 

engineer or licensed architect, to mitigate on-site and off-site impacts.  Impervious 

surface stormwater runoff shall be dispersed at multiple points, on the least steep 

available slopes, away from and below any septic leach fields.  Erosion control shall 

be provided at each outlet.  Drainage improvements shall be constructed in 

accordance with plans approved by RMA-Environmental Services . 

(RMA-Environmental Services)

Condition/Mitigation 

Monitoring Measure:

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

stormwater control plan to RMA-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be Performed:

8. REMOVAL OF TINY HOME

RMA-PlanningResponsible Department:

Upon project completion, the applicant shall remove existing 125 square foot tiny 

home from the premises.  (RMA-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that tiny home has been removed in accordance to this condition. 

- Planning.

Compliance or 

Monitoring 

Action to be Performed:

9. PD011(A) - TREE REMOVAL

RMA-PlanningResponsible Department:

Tree removal shall not occur until a construction permit has been issued in 

conformance with the appropriate stage or phase of development in this permit. Only 

those trees approved for removal shall be removed. (RMA-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to tree removal, the Owner/ Applicant/ Tree Removal Contractor shall 

demonstrate that a construction permit has been issued prior to commencement of 

tree removal.

Compliance or 

Monitoring 

Action to be Performed:
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10. PD048 - TREE REPLACEMENT/RELOCATION

RMA-PlanningResponsible Department:

Within 60 days of permit approval, the applicant shall replace and or relocate each 

tree approved for removal as follows:

The owner shall plant eight five gallon Coast live oak replacement trees in locations 

with the greatest opening in the stand to allow for a minimum of competition and 

maximum sunlight (if five gallon is unavailable, smaller sizes may be substituted). 

Spacing between trees should be at least 8 feet. Occasional deep watering (more 

than two weeks apart) during the late spring, summer, and fall is recommended during 

the first two years after establishment.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to RMA-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.

Compliance or 

Monitoring 

Action to be Performed:
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& AND
< ANGLE
@ AT
° DIAMETER
2CP 2 COAT PLASTER
3CP 3 COAT PLASTER

AB. AGGREGATE 
BASE
A.B.T ANCHOR BOLT
AC. AIRCONDITIONER
ACD. ACCESS DOOR
ACT. ACOUSTIC TILE
AD. AREA DRAIN
A.D.A AMERICANS WITH 

DISABILITIES ACT
ADJ. ADJUSTABLE
A.F.F. ABOVE FINISH 
FLOOR
AL. ALUMINUM
ANOD. ANODIZED
A.P. ACCESS PANEL
ARCH. ARCHITECTURAL
AVG. AVERAGE

BO. BOARD
BITUM. BITUMINOUS
BLDG. BUILDING
BLK. BLOCKING
BM. BEAM
B.M. BENCH MARK
B.O. BOTTOM OF
BR. BRASS
BRK. BRICK
B.S. BOTH SIDES
BSMT. BASEMENT
B.U.R. BUILT-UP ROOF

CAB. CABINET
CAP. CAPACITY
CAT. CATALOG
C.C.F.I. CLOSED CELL 

FOAM
INSULATION

C.B. CATCH BASIN
CE. CEDAR
CEM. CEMENTITOUS
CER. CERAMIC
CFM. CUBIC FEET/MIN.
C.I. CAST IRON
C.L. CENTERLINE
CLG. CEILING
CLOS. CLOSET
CLR. CLEAR
CLW. CLEAR FINISH 
WOOD
C.J. CONTROL JOINT
CMU. CONC. MASONRY 

UNIT
CNTR. COUNTER
C.O. CLEANOUT
CONF. CONFERENCE
COL. COLUMN
COMM. COMMUNICATION
CONC. CONCRETE
CONST. CONSTRUCTION
CONT. CONTINOUS
CORR. CORRIDOR
CPT. CARPET
CRS. COURSE
CT. CERAMIC TILE
CTR. CENTER
CW COLD WATER

DBL. DOUBLE
DEMO DEMOLITION
DET. DETAIL
DF. DOUGLAS FIR
DIA. DIAMETER
DIAG. DIAGONAL
DIM. DIMENSION
DKG. DECKING
DN. DOWN
D.O. DOOR OPENING
DR. DOOR
D.S. DOWNSPOUT
DTL. DETAIL
DWG. DRAWING

E EAST
(E) EXISTING
EA. EACH
E.J. EXPANSION JOINT
EL. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
E.M.R ELEVATOR MACHINE RM.
ENCL. ENCLOSURE, ENCLOSED
ENGR. ENGINEER
ENTR. ENTRANCE
EQ. EQUAL
EQP. EQUIPMENT
EST. ESTIMATE
EX. EXISTING
EXH. EXHAUST
EXP. EXPANSION
EXT. EXTERIOR

F.A.I. FRESH AIR INTAKE
F.D. FLOOR DRAIN
FDN. FOUNDATION
F.E. FIRE EXTINGUISHER
FF FINISH FLOOR OR 

FINISHED FACE
F.G. FINISH GRADE
FGL. FIBERGLASS
F.H. FIRE HYDRANT, FLAT 
HEAD
F.H.C. FIRE HOSE CABINET
FIN. FINISH
FLR. FLOOR
FL. FLUORESCENT
F.O. FACE OF
F.O.C. FACE OF CONC.
F.O.M. FACE OF MASONRY
F.O.S FACE OF STUD
F.P. FIRE PROOFING
FR. FRAME / FIRE RATED
F.S. FULL SIZE/SCALE
FT. FOOT/FEET
FTG. FOOTING
FXTR. FIXTURE
GA. GAUGE
GALV. GALVANIZED
G.C GENERAL CONTRACTOR
GEN. GENERAL
GFCI. GROUND FAULT 

CIRCUIT INTERRUPTER
G.I. GALVANIZED IRON
GL. GLASS
GLM GLUELAM
GLZ. GLAZING
GMT. GLASS MOSIAC TILE
GR. GRADE
GT. GLASS TILE
GWB. GYPSUM WALL BOARD
GYP. GYPSUM

HC. HOLLOW CORE
HD(R). HEAD(ER)
HDWD. HARDWOOD
HDWR. HARDWARE
H.M. HOLLOW MTL.
HORZ. HORIZONTAL
HR. HOUR
H.S. HEADED STUD
HT. HEIGHT
HTG. HEATING 
HTR. HEATER
HVAC HEATING VENTILATION 

& AIR CONDITIONING
HW HOT WATER

IB IMPERIAL BOARD
I.D. INSIDE DIAMETER
IN. INCHES
INSL. INSULATION
INV. INVERT

JAN. JANITOR
JT. JOINT

L ANGLE
LB. POUND
LG. LONG, LENGTH
LAM. LAMINATE(ION)
LAV. LAVATORY
LLH LONG LEG HORZ.
LLV LONG LEG VERT.
LT(G) LIGHT(ING)
LVR. LOUVER

MACH. MACHINE
MAX. MAXIMUM
MECH. MECHANICAL
MEMB. MEMBRANE
MEZZ. MEZZANINE
MFR. MANUFACTURER
MH. MAN HOLE
MIN. MINIMUM
MISC. MISCELLANEOUS
M.O. MASONRY OPENING
MTD. MOUNTED
MTG. MEETING
MTL. METAL

N NORTH
NAT. NATURAL
N.I.C. NOT IN CONTRACT
NO. NUMBER
NOM. NOMINAL
NRC NOISE REDUCTION 

COEFFICIENT 
N.T.S. NOT TO SCALE

O/ OVER
O.C. ON CENTER
O.D. OUTSIDE DIAMETER
OFF. OFFICE
O.H. OPPOSITE HAND
OPG. OPENING
OPP. OPPOSITE
OVHD. OVERHEAD

PERF. PERFORATED
PL. PLATE
PLAS. PLASTER
PLBG. PLUMBING
PLG. PANELLING
PLY PLYWOOD
PM. PERF. MTL.
POL. POLISH(ED)
PR. PAIR
PT. PAINTED
PTN. PARTITION
PW. PAINTED WOOD

QT. QUARRY TILE
QTY. QUANTITY

R RADIUS / RISER
R.A. RETURN AIR
R.D. ROOF DRAIN
REF. REFRIGERATOR
REINF. REINFORCED
RES. RESIN
REV. REVISED(ION)
REQD. REQUIRED
RM. ROOM
R.O. ROUGH OPENING

S SOUTH 
SAFB SOUND ATTENTUATION FIRE BLANKET 
SC. SEALED CONCRETE SOLID CORE
SCH. SCHEDULE
SCP SKIM COAT PLASTER
SEC. SECTION
S.F. SQUARE FEET
SHT. SHEET
SIG. SOUND INSULATING GLASS
SIM. SIMILAR
SIP Structural Insulated Panel
S.J. SCORED JOINT
SPKLR. SPRINKLER
SPKR. SPEAKER
SQ. SQUARE
S.S. STAINLESS STEEL
SMI SEE MANUFACTURERS INSTRUCTIONS
SED SEE ENGINEERING DRAWINGS
SSD SEE STRUCTURAL DRAWINGS
ST STONE TILE / STONE
STL. STEEL
STC. SOUND TRANSMISSION COEFFICIENT
STD. STANDARD
STOR. STORAGE
STRUCT STRUCTURAL
SUSP. SUSPENDED
SW. STAINED WOOD

T TREAD
TB. TILE BACKER BOARD
T.C. TERRA COTTA
TEL. TELEPHONE
TEMP. TEMPORARY
TERR. TERRACE
T&G TONGUE AND GROOVE
THK. THICK
THRU. THROUGH
TMPD TEMPERED
(T) TEMPERED
T.O.P. TOP OF PLATE
T.O.S TOP OF SLAB
T.O.W. TOP OF WALL
T.S.S. TOP OF STRUCTURAL STEEL
TYP. TYPICAL
TZ TERRAZZO

UNF. UNFINISHED
U.N.O UNLESS NOTED OTHERWISE
UPD. UPHOLSTERED

VENT. VENTILATION
VERT. VERTICAL
VEST. VESTIBULE
VIF. VERIFY IN FIELD
V.R. VENEER PLASTER
V.P. VENETIAN PLASTER

W WIDE, WIDTH
W(O)/ WITH (OR WITHOUT)
WA. WALNUT 
W.C. WATER CLOSET
WD. WOOD
WDW. WINDOW
WLP. WALL PAPER
W.P. WATERPROOFING
WT. WEIGHT
W.R.B. WATER RESISTIVE BARRIER

YD YARD

 



NOT FOR CONSTRUCTION
5/29/2019 3:29:54 PM





962.98'
ICV

981.38'
4" HYD

994.90'
ICV

NOT FOR CONSTRUCTION
5/29/2019 3:30:56 PM



NOT FOR CONSTRUCTION
5/29/2019 3:31:00 PM



962.98'
ICV

981.38'
4" HYD

994.90'
ICV

NOT FOR CONSTRUCTION
5/29/2019 3:31:58 PM



NOT FOR CONSTRUCTION
5/29/2019 3:32:04 PM

.

LADDER FUELS 

30 FT. REDUCED FUEL ZONE:
30 FT. TO 100 FT.
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