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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:  
ASNIS (PLN200244) 
RESOLUTION NO.   
Resolution by the Monterey County Zoning 
Administrator: 
1) Finding that the project qualifies as a Class 3 

Categorical Exemption pursuant to Section 
15303 of the CEQA Guidelines, and there are no 
exceptions pursuant to Section 15300.2; and 

2) Approving a Design Approval to allow the 
construction of an approximately 2,820 square 
foot two-story single family dwelling with 648 
square foot detached garage with a 414 square 
foot studio. 

[2821 17 Mile Drive, Pebble Beach, Greater Monterey 
Peninsula Area Plan (APN:  007-121-010-000)] 

 

 
 
The Asnis application (PLN200244) was considered during a public hearing before the 
Monterey County Zoning Administrator on February 25, 2021.  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 / HEALTH AND SAFETY / NO VIOLATIONS 

/ SITE SUITABILITY - The proposed project and/or use, as 
conditioned, is consistent with the policies of the Monterey County 
2010 General Plan, Greater Monterey Peninsula Area Plan, Monterey 
County Zoning Ordinance (Title 21), and other County health, safety, 
and welfare ordinances related to land use development.  The site is 
physically suitable for the development proposed, and no violations 
exist on the property. 

 EVIDENCE: a)  The subject property is identified as Lot 15, Block 6 of the Del Monte 
Subdivision, Monterey  Peninsula Country Club. Therefore the 
County recognized the parcel as a legal lot of record. 

  b)  The proposed project involves construction of an approximately 
2,820 square foot two-story single family dwelling with 648 square 
foot detached garage with a 414 square foot studio. 

  c)  The property is located at 2821 17 Mile Drive, Pebble Beach 
(Assessor's Parcel Number 007-121-010-000), Greater Monterey 
Peninsula Area Plan.  The parcel is zoned Medium Density 
Residential, with a Building Site, Design Control, and Parking & Use 
of Major Recreational Equipment Storage in Seaward zoning 
overlays (MDR/B-6-D-RES).  Single-family dwellings are an allowed 
use in this district pursuant to Monterey County Code (MCC) Section 
21.12.030.A. The Design Control zoning overlay requires the 
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granting of a Design Approval for the proposed development (see 
Finding No. 2 below). 

  d)  The project has been reviewed for consistency with the text, policies, 
and regulations in: 

- the 2010 Monterey County General Plan; 
- Greater Monterey Peninsula; and 
- Monterey County Zoning Ordinance (Title 21). 

  e)  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 the 
applicable documents. 

  f)   Review of Development Standards.  The applicable development 
standards include special regulations for the MDR zoning district in 
the Del Monte Forest area as identified in MCC Section 21.12.070.  
These standards require special setbacks for the two-story main 
dwelling unit of: 20 feet (front), 10 feet (rear) and 20 feet (sides). 
The proposed dwelling has a 50 feet (front), 40 feet (rear), and 20 
feet (sides). The minimum distance between an accessory to the 
main structure and accessory to accessory structure are both six feet.  
The detached garage is 11’-6” and the studio is 20’ from the main 
dwelling, both are located on opposite ends of the dwelling. 
Maximum allowed structure height is 27 feet.  The proposed max 
height for the single-family dwelling is 27 feet.  A condition of 
approval has been added to verify the height of the structure prior to 
final building permits being issued (Condition No. 4).  The allowed 
maximum site coverage in the MDR district is 25 percent on lots 
with a density of 2 units or less per acre.  The property is 33,912 
square feet, which would allow site coverage of 8,478 square feet.  
The proposed single-family dwelling unit, detached garage and 
studio would result in site coverage of 2,993 square feet or 9 
percent.  Therefore, as proposed, the project meets all required 
development standards. 

  g)  The project has been reviewed for site suitability by HCD-Planning. 
The project planner reviewed the application materials and plans, as 
well as the County’s GIS database, to verify that the proposed project 
on the subject site conforms to the applicable plans, and that the site 
is suitable for the proposed development.  The project will not have 
an adverse effect on the health, safety, and welfare of persons either 
residing or working in the neighborhood. 

  h)  The following technical reports has been prepared: 
- Biological Assessment (LIB200187) prepared by Califauna, 

Jeffrey B. Froke, Ph.D,  Pebble Beach, California, July 28, 
2013. 

- Soils Engineering Investigation (LIB200189) prepared by 
Landset Engineers, Inc, Salinas, California, August 2020. 

- Archaeological Assessment (LIB200190) prepared by Mary 
Doane & Gary Breschini, Salinas, California, April 4, 2013. 

County staff has independently reviewed this report and concurs with 
its conclusions. 
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  i)  Necessary public facilities are available.  The sewer for the site will 
be served by Pebble Beach Community Services District and water 
will be served by Cal-Am. 

  j)  The project is located within a high archaeological zone, a 
preliminary archeological report (LIB200190) prepared by Mary 
Doane and Gary Breschini dated April 4, 2013 was submitted and 
concluded that there is no surface evidence of potentially significant 
archaeological resources on this parcel. Recommendations were made 
that any future construction projects on this parcel should not be 
delayed for archaeological reasons.  A condition of approval 
(Condition No. 3) was applied to this project to include language 
directing the contractor to stop work within 50 meters (165 feet) of 
uncovered resource, immediately contact Monterey County HCD-
Planning and a qualified archaeologist. 

  k)  The project was staked and flagged and staff determined the proposed 
structure was appropriately sited for the lot.  Three oak trees ranging 
from 10”-12” in diameter have been proposed for removal and was 
processed in a separate tree permit (TRM200268), slopes in excess of 
25% are avoided, and the development will not adversely affect 
resources at the site or be adversely affected by those resources. 
Although it is visible from 17 Mile Drive, it is not visible from scenic 
Highway 1. Due to the high fire hazard risk pertaining to the subject 
parcel, a Fuel Management Plan is included as part of the project 
which demonstrates the 30’ & 100’ (Zone 1 & 2) fuel defensible 
space for all sides of the structures or property lines, whichever is 
closer. 

  l)  Design.  See Finding No. 2. 
  m)  Monterey County HCD-Planning and HCD-Building Services 

records were reviewed, and the County is not aware of any violations 
existing on subject property. 

  n)  The project planner conducted a site inspection on January 23, 2021 
to verify that the proposed project on the subject parcel conforms to 
the applicable plans and MCC. 

  o)  The project was referred to the Del Monte Forest Land Use Advisory 
Committee (LUAC) for review.  Based on the LUAC Procedure 
guidelines adopted by the Monterey County Board of Supervisors, 
this application warranted referral to the LUAC because the project is 
a Design Approval subject to review by the Zoning Administrator. 
The LUAC, at a duly-noticed public meeting on November 5th, 2020, 
voted 7 – 0 to support the project as proposed with 1 absent.   

  p)  The application, plans, and supporting materials submitted by the 
project applicant to Monterey County HCD-Planning for the 
proposed development found in project file PLN200244. 

    
2. FINDING:  DESIGN – The design of the proposed project assures protection of 

the public viewshed, is consistent with neighborhood character, and 
assures visual integrity without imposing undue restrictions on 
private property. 

 EVIDENCE: a) The Applicant proposes construction of a single-family dwelling with 
a detached garage and studio on an existing residential lot with a 
Design Control district overlay. 
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  b) Pursuant to Chapter 21.44, Title 21 (Zoning Ordinance) of the 
Monterey County Code (MCC), the purpose of the Design Control 
Combining District (D District) is to regulate the location, size, 
configuration, materials, and colors of structures and fences to assure 
the protection of the public viewshed and neighborhood character. 

  c) The proposed residence is compatible with the surrounding 
neighborhood character in terms of size, color, location and size. The 
neighborhood consists of one and two-story dwellings comprised of 
various architectural styles.  The neighborhood is in transition in 
terms of development, composed of new designs mixed in with the 
old.  The proposed dwelling incorporates architectural aesthetics of 
rustic contemporary style. The proposed exterior colors and materials 
are consistent with the residential setting.  The primary colors and 
materials include weathered grey stain knotty cedar siding, 16” wide 
standing seam Zinc grey metal roofing roof, bronze anodized 
windows and mixed browns stone veneer walls. 

  d) The project planner conducted a site inspection on January 23, 2021 
to verify that the proposed project on the subject parcel conforms to 
the applicable plans and MCC, and will not adversely impact the 
neighborhood character.  Staking and flagging on site has 
demonstrated that the siting of the structures is consistent with the 
neighborhood character. 

  e) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County HCD-Planning for the 
proposed development found in project file PLN200244 

    
3. 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)  California Environmental Quality Act (CEQA) Guidelines Section 
15303(a) categorically exempts the construction of new, small 
facilities or structures, including habitable and non-habitable 
structures accessory to a single-family dwelling or residential use. 

  b)  The subject project consists of the construction of a single-family 
dwellings with an detached garage and studio. Therefore, the 
proposed development is consistent with the exemption parameters of 
CEQA Guidelines Section 15303(a) 

  c)  None of the exceptions under CEQA Guidelines Section 15300.2 
apply to this project.  There is no substantial evidence of an unusual 
circumstance because there is no feature or condition of the project 
that distinguishes the project from the exempt class.  The project does 
not involve a designated historical resource, a hazardous waste site, 
or development located near or within view of a scenic highway.  
There is no substantial evidence that would support a fair argument 
that the project has a reasonable possibility of having a significant 
effect on the environment or that it would result in a cumulative 
significant impact. 

  d)  No adverse environmental effects were identified during staff review 
of the development application. 
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4. FINDING:  APPEALABILITY - The decision on this project may be appealed to 
the Monterey County Planning Commission. 

 EVIDENCE:  Pursuant to Section 21.80.040.B of the Monterey County Zoning 
Ordinance (Title 21), the Planning Commission shall consider 
appeals from the discretionary decisions of the Zoning Administrator.  
The decision of the Planning Commission would be final and may not 
be appealed. 

 
 

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

A. Find that the project qualifies as a Class 3 Categorical Exemption pursuant to Section 
15303 of the CEQA Guidelines, and there are no exceptions pursuant to Section 
15300.2; and 

B. Approve the Design Approval to allow the construction of an approximately 2,820 
square foot two-story single family dwelling with 648 square foot detached garage 
with a 414 square foot studio; all in general conformance with the attached sketch and 
subject to the attached conditions, all being attached hereto and incorporated herein 
by reference. 
 

PASSED AND ADOPTED this 25th day of February, 2021. 
 
 
 

____________________________________________________ 
                                         John M. Dugan, FAICP Monterey County Zoning Administrator 

 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON _______________. 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMMISSION.  IF ANYONE 
WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND 
SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE _______________. 
 
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 HCD-Planning and HCD-Building Services 
Department office in Salinas. 



Monterey County HCD Planning

DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN200244

1. PD001 - SPECIFIC USES ONLY

Responsible Department: HCD-Planning

Condition/Mitigation 

Monitoring Measure:
This Design Approval permit (PLN200244) allowsonstruction of new 2,824 square foot 

two-story single family dwelling with 648 square foot detached garage with a 414 

square foot studio. The property is located at 2821 17 Mile Drive, Pebble Beach 

(Assessor's Parcel Number 007-121-010-000), Greater Monterey Peninsula Area 

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 HCD - 

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. (HCD - 

Planning)

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:

2. PD002 - NOTICE PERMIT APPROVAL

Responsible Department: HCD-Planning

Condition/Mitigation 

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

 "A Design Approval (Resolution Number ____________) was approved by the Zoning 

Administrator for Assessor's Parcel Number 007-121-010-000 on February 25, 2021 

The permit was granted subject to 4 conditions of approval which run with the land. A 

copy of the permit is on file with Monterey County HCD - Planning."

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

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

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

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 HCD - Planning.

Compliance or 

Monitoring 

Action to be Performed:
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3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

Responsible Department: HCD-Planning

Condition/Mitigation 

Monitoring Measure:
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 HCD - 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.

(HCD - Planning)

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 HCD - 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:

4. PD041 - HEIGHT VERIFICATION

Responsible Department: HCD-Planning

The applicant shall have a benchmark placed upon the property and identify the 

benchmark on the building plans.  The benchmark shall remain visible on -site until 

final building inspection.  The applicant shall provide evidence from a licensed civil 

engineer or surveyor to the Director of HCD - Building Services for review and 

approval, that the height of the structure(s) from the benchmark is consistent with 

what was approved on the building permit associated with this project. (HCD- Planning 

and HCD - Building Services)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading or building permits, the Owner/Applicant shall have a 

benchmark placed upon the property and identify the benchmark on the building 

plans. The benchmark shall remain visible onsite until final building inspection.

Prior to the foundation pre-pour inspection, the Owner/Applicant shall provide 

evidence from a licensed civil engineer or surveyor, to the Director of HCD- Building 

Services for review and approval, that the height of first finished floor from the 

benchmark is consistent with what was approved on the building permit.

Prior to the final inspection, the Owner/Applicant/Engineer shall provide evidence from 

a licensed civil engineer or surveyor, to the Director of HCD- Building Services for 

review and approval, that the height of the structure(s) from the benchmark is 

consistent with what was approved on the building permit.

Compliance or 

Monitoring 

Action to be Performed:

1/26/2021Print Date: Page 2 of 2 5:35:11PM
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Ono Consulting 
Members Society of American Foresters  

International Society of Arboriculture 
Certified Arborist #WE-0536A 

Board Certified Master Arborist WE-9388B 
1213 Miles Avenue 

Pacific Grove, CA 93950 

January 19, 2021 

Mr. and Mrs. Ilya and Anna Asnis 
1842 Lencar Way  
San Jose, CA 95124  

RE: 2821 17 Mile Drive – Fuel Management Plan 
APN: 007-121-010-000 

Mr. and Mrs. Asnis; 

We were contacted by Mr. Matt Hanner of Carmel Building and Design to assess and 
document vegetation management on your property located at 2821 17 Mile Drive, 
Pebble Beach, CA 93953. The site is in an area classified by the California Department of 
Forestry and Fire Protection as a “High Fire Risk” area. Our visual assessment conducted 
at this property in January 2020 viewed the fuel loads on-site as well as the overall health 
of the pine/oak forest on site and determined the condition of the site concerning fuel 
load and prescribe management. The fine fuels in the understory as well as lower tree 
branches present a fire risk to the area. The following report discusses our findings as 
well as recommendations for the property.  

Sincerely, 

Frank Ono   Justin Ono 
Certified Arborist #WE-0536A Board Certified Master Arborist #WE-9388B 
Society of American Foresters # 048004 ISA Tree Risk Assessment Qualified 
The following report is based on a visual inspection of tree condition and for obvious defects. It is not intended to constitute a complete health and hazard evaluation. Further investigation 
would be required to more definitively evaluate the health and hazards posed by the subject trees, some of which may not be disclosed by visual inspections. Investigations include but are 
not limited to core samples, root crown excavation, and visual inspection of the entire trees by climbing. Please be advised that healthy trees and/or limbs may fail under certain conditions 
and that the above recommendations are based on industry standards of tree care. This report is made with the understanding that no representations or warranties, either expressed or 
implied are made that any trees referred to in the report or located on or adjacent to the subject property are sound or safe. Acceptance and use of this report constitutes the 
acknowledgment of the following stated facts and that the Client shall pay to Consultant consulting fees following the Fee Schedule attached hereto and made a part hereof as Exhibit A 
for the services performed and shown on such statement within thirty (30) days after receipt thereof. 
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2821 17 Mile Drive – Fuel Management Plan  
Prepared by Ono Consulting 

1213 Miles Avenue 
Pacific Grove CA, 93950 
Telephone (831) 373-7086 

 
ASSIGNMENT/SCOPE OF WORK 
 
We were requested to perform a visual assessment of the site located at 2821 17 Mile 
Drive, Pebble Beach, CA 93953 to assess fuel levels on site and prepare a management 
plan to reduce fuel levels in the areas surrounding the proposed home to California 
Department of Forestry Monterey County standards. This report is prepared as a 
recommendation for the site’s treatment to improve the health of the forest and reduce 
fuel load. This document is designed to evolve and change as fire management 
ordinances and local regulatory environments change.  

 
LIMITATIONS OF THE ASSIGNMENT 
 
The findings of this report are limited to a visual assessment of the trees and vegetation 
conditions on-site. No further tests such as a complete root collar examination or 
climbing of the trees were made as part of the assessment diagnosis as these were neither 
requested nor considered necessary. 
 
Disclosure Statement 
 
It is important to note that Urban Foresters/Arborists are tree specialists who use their 
education, knowledge training and experience to examine trees, recommend measures to 
enhance their health and beauty and to attempt to reduce the risk of living near trees.  
Clients may choose to accept or disregard the recommendations of the arborist or to seek 
additional advice.  Trees and other plant life are living, changing organisms affected by 
innumerable factors beyond our control.  Trees fail in ways and because of conditions we 
do not fully understand.  Urban Foresters/Arborists cannot detect or anticipate every 
condition or event that could lead to the structural failure of a tree.  Conditions are often 
hidden within the trees and below ground.  Urban Foresters/Arborists cannot guarantee 
that a tree will be healthy or safe under all circumstances, for any specific period or when 
a tree or its parts may fail.  Further, remedial treatments, as with any treatment or therapy, 
cannot be guaranteed.  Treatment, pruning, bracing and removal of trees may involve 
considerations beyond the scope of the arborists' skills and usual services such as the 
boundaries of properties, property ownership, site lines, neighbor disputes and 
agreements, and other issues.  Therefore, urban forester/arborists cannot consider such 
issues unless complete and accurate information is disclosed in a timely fashion.  Then, 
the urban forester/arborist can be expected, reasonably, to rely upon the completeness and 
accuracy of the information provided.  Trees can be managed but not controlled.  To live 
near trees, regardless of their condition, is to accept some degree of risk.  The only way to 
eliminate all risks associated with trees is to eliminate all trees. 
 
Hazard/hazard potential:  For this evaluation and/report, a tree or tree part that presents a 
threat to humans, livestock, vehicles, structures, landscape features, or other entities of 
civilization from uprooting, falling, breaking, or growth development (e.g., roots).  While 
all large landscape trees in proximity to such targets present some degree of hazard 
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regardless of their condition, such inherent hazard is not intended as within this definition 
and its usage in this evaluation and report.   

Inspection limitations:  The inspection of these trees consisted solely of a visual 
inspection from the ground.  While more thorough techniques are available for inspection 
and evaluation, they were neither requested nor considered necessary or appropriate at 
this time. 

As trees and other plant life are living, changing organisms affected by innumerable 
factors beyond our control, Frank Ono (dba F. O. Consulting) and its personnel offer no 
guarantees, stated or implied, as to tree, plant or general landscape safety, health, 
condition or improvement, beyond that specifically stated in writing in accepted 
contracts. This report is based on a visual inspection of tree condition and for obvious 
defects. It is not intended to constitute a complete health and hazard evaluation. Further 
investigation would be required to more definitively evaluate the health and hazards 
posed by the subject trees, some of which may not be disclosed by visual inspections. 
Investigations include but are not limited to core samples, root crown excavation, and 
visual inspection of the entire trees by climbing. Please be advised that healthy trees 
and/or limbs may fail under certain conditions and that any recommendations given are 
based on industry standards of tree care.  

OBSERVATIONS 

The following are observations taken on site: 

• The lot forested primarily with Monterey pine trees with a Coast live oak, and
native and non native grass understory.

• The property is undeveolpoed with a Pebble Beach Company green space running
along the southeast property boundary.

• A proposed home is planned to be built in the middle of the property.
• The property is reletively flat and was broken up into two major “Zones” for the

identification of fuel management.
• Zone 1 – Area area extending 30-feet out from proposed structures. This

zone does not extend past the property lines to the east.
• Zone 2 – Area extending 30-feet out to 100 feet from the proposed

structures or to the property lines. Thiszone should extend into the gree
space owned by the Pebble Beach Company behind the property.

• The property and surrounding green space were masticated and new seedling
recruitment is prolific.

SITE CONDITIONS 

The site is undeveloped with a proposed home planned for the middle of the property. 
The area is in a transitional Monterey pine/ Coast live oak forested area with an 
understory of coastal scrub and native and nonnative grasses. Most of the vegetation 
removal is located on soils Monterey County Soils Report classifies as “Baywood sand” 
series soils over 80-inches deep. Slopes are mostly 2 to 5 percent. Runoff is very low, and 
the erosion hazard is low.  
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DISCUSSION AND CONCLUSION 

The site is located in a high fire risk area and along with the nearby open space was 
previously cleared and masticated. This mastication coupled with declining over story 
trees, and significant tree failure has led to the increase in vegetative fuel from new 
seedling recruitment. Following the regulations set forth by Monterey County Zoning 
Ordinance Title 21 and PRC 4291 vegetation around the home site needs to be removed 
and trees pruned. Brush removal and tree trimming is not expected to significantly reduce 
the availability of wildlife habitat over the long-term and will allow the forest to continue 
to exist and regenerate over time. 

RECOMMENDATIONS 

Following regulations set forth by Public Resources Code 4291, vegetative fuel needs to 
be mitigated in the areas adjacent to the home site and right of way (driveway and road). 

Recommended mitigation treatments and fuel descriptions by Zone as mapped: 

• Zone 1 – Homesite area, fuel management is most intense. Zone extends 30-feet
from proposed home, does not extend past property lines.

• Zone 2 – Landscape area, fuel management is less aggressive. Zone extends 30-
100 feet from proposed home. Zone extends into neighboring green space but not
neighboring residential properties.

• Fuel management in Zone 2 that extends into Pebble Beach green space
needs to be coordinated with the Pebble Beach Company.

Fuel Modification 

The native and nonnative grasses, and shrubs should be cut or mowed to a height of no 
more than four inches to allow rootstock to remain to hold soils together. Poison oak and 
vines should be removed from all tree trunks. Large native shrubs should be retained in a 
mosaic fashion to keep native species white still maintaining horizontal spacing. Large 
pieces of dead wood should be removed to eliminate fuel jackpots (piles and concentrated 
areas) and to reduce the risk of insect brooding. Large dead branches should also be 
removed from tree crowns to reduce dead-fall onto the forest floor.  

Tree Pruning 

Trees larger than six inches in diameter shall have their crowns raised in the fuel 
management areas. Crown raising removes the lower branches of a tree to provide 
clearance for flames to pass underneath without allowing flames to climb into the tree’s 
crown. To accomplish this goal branches on trees will be removed to a height of 8-10 
feet.  Live branches on at least two-thirds of a tree's total height will be maintained 
wherever possible. In small trees the removal of many lower branches will hinder the 
development of a strong stem. All basal sprouts and vigorous epicormic sprouts will be 
removed where feasible. 
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Fire Defensible Space (PRC 4291 Amended January 1, 2019)  
 
California’s Department of Forestry and Fire Protection (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 
and allow firefighters a better chance to combat the increasing wildfires that have been 
occurring in California. The law (Public Resource Code 4291) is as follows. 
 
a) A person who owns, leases, controls, operates, or maintains a building or structure in, 

upon, or adjoining a mountainous area, forest-covered lands, brush-covered lands, 
grass-covered lands, or land that is covered with flammable material, shall at all times 
do all of the following: 

 
1) Maintain defensible space of 100 feet from each side and from the front and rear of the 

structure, but not beyond the property line except as provided in paragraph (2). The 
amount of fuel modification necessary shall take into account the flammability of the 
structure as affected by building material, building standards, location, and type of 
vegetation. Fuels shall be maintained in a condition so that a wildfire burning under 
average weather conditions would be unlikely to ignite the structure. This paragraph 
does not apply to single specimens of trees or other vegetation that are well-pruned 
and maintained so as to effectively manage fuels and not form a means of rapidly 
transmitting fire from other nearby vegetation to a structure or from a structure to other 
nearby vegetation. The intensity of fuels management may vary within the 100-foot 
perimeter of the structure, the most intense being within the first 30 feet around the 
structure. Consistent with fuels management objectives, steps should be taken to 
minimize erosion. For the purposes of this paragraph, “fuel” means any combustible 
material, including petroleum-based products and wildland fuels. 
 

2) A greater distance than that required under paragraph (1) may be required by state law, 
local ordinance, rule, or regulation. Clearance beyond the property line may only be 
required if the state law, local ordinance, rule, or regulation includes findings that the 
clearing is necessary to significantly reduce the risk of transmission of flame or heat 
sufficient to ignite the structure, and there is no other feasible mitigation measure 
possible to reduce the risk of ignition or spread of wildfire to the structure. Clearance 
on adjacent property shall only be conducted following written consent by the adjacent 
landowner. 

 
3) An insurance company that insures an occupied dwelling or occupied structure may 

require a greater distance than that required under paragraph (1) if a fire expert, 
designated by the director, provides findings that the clearing is necessary to 
significantly reduce the risk of transmission of flame or heat sufficient to ignite the 
structure, and there is no other feasible mitigation measure possible to reduce the risk 
of ignition or spread of wildfire to the structure. The greater distance may not be 
beyond the property line unless allowed by state law, local ordinance, rule, or 
regulation. 

 
4) Remove that portion of any tree that extends within 10-feet of the outlet of a chimney 

or stovepipe. Provide and maintain at all times a non-combustible screen over the 
outlet of every chimney that is attached to any fireplace, stove or other device that 
burns any solid or liquid fuel. Use metal screen material with openings no smaller than 
3/8 inch and no larger than 1/2 inch. 

 
5) Maintain any tree adjacent to or overhanging a building free of dead or dying wood. 

 
6) Maintain the roof of a structure free of leaves, needles, or other dead vegetative growth. 
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7) Prior to constructing a new building or structure or rebuilding a building or structure 

damaged by a fire in such an area, the construction or rebuilding of which requires a 
building permit, the owner shall obtain a certification from the local building official 
that the dwelling or structure, as proposed to be built, complies with all applicable state 
and local building standards, including those described in subdivision (b) of Section 
51189 of the Government Code, and shall provide a copy of the certification, upon 
request, to the insurer providing course of construction insurance coverage for the 
building or structure. Upon completion of the construction or rebuilding, the owner 
shall obtain from the local building official, a copy of the final inspection report that 
demonstrates that the dwelling or structure was constructed in compliance with all 
applicable state and local building standards, including those described in subdivision 
(b) of Section 51189 of the Government Code, and shall provide a copy of the report, 
upon request, to the property insurance carrier that insures the dwelling or structure. 

 
b) A person is not required under this section to manage fuels on land if that person does 

not have the legal right to manage fuels, nor is a person required to enter upon or to 
alter property that is owned by any other person without the consent of the owner of 
the property. 
 

c) 1) Except as provided in Section 18930 of the Health and Safety Code, the director 
may adopt regulations exempting structures with exteriors constructed entirely of 
nonflammable materials, or conditioned upon the contents and composition of same, 
he or she may vary the requirements respecting the removing or clearing away of 
flammable vegetation or other combustible growth with respect to the area 
surrounding those structures. 
 
2) An exemption or variance under paragraph (1) shall not apply unless and until the 
occupant of the structure, or if there is not an occupant, the owner of the structure, 
files with the department, in a form as the director shall prescribe, a written consent to 
the inspection of the interior and contents of the structure to ascertain whether this 
section and the regulations adopted under this section are complied with at all times. 

 
d) The director may authorize the removal of vegetation that is not consistent with the 

standards of this section. The director may prescribe a procedure for the removal of 
that vegetation and make the expense a lien upon the building, structure, or grounds, 
in the same manner that is applicable to a legislative body under Section 51186 of the 
Government Code. 
 

e) The department shall develop, periodically update, and post on its Internet Web site a 
guidance document on fuels management pursuant to this chapter. Guidance shall 
include, but not be limited to, regionally appropriate vegetation management 
suggestions that preserve and restore native species that are fire resistant or drought 
tolerant, or both, minimize erosion, minimize water consumption, and permit trees near 
homes for shade, aesthetics, and habitat; and suggestions to minimize or eliminate the 
risk of flammability of nonvegetative sources of combustion such as woodpiles, 
propane tanks, decks, and outdoor lawn furniture. 
 

f) As used in this section, "person" means a private individual, organization, partnership, 
limited liability company, or corporation. 

 
 
  



2821 17 Mile Drive – Fuel Management Plan  
January 19, 2021    Not an Official County Document 

6 

Detailed descriptions of the firebreaks described in section (A) and (B) of Public Resource 
Code 4291. These spacings are to be used in and around home sites.   
 
Zone 1 
 
Zone 1 extends 30 feet out from buildings, structures, decks, etc. 

• Remove all dead plants, grass and weeds (vegetation). 
• Remove dead or dry leaves and pine needles from your yard, roof and rain 

gutters. 
• Trim trees regularly to keep branches a minimum of 10 feet from other 

trees. 
• Remove branches that hang over your roof and keep dead branches 10 feet 

away from your chimney. 
• Relocate wood piles into Zone 2. 
• Remove or prune flammable plants and shrubs near windows. 
• Remove vegetation and items that could catch fire from around and under 

decks. 
• Create a separation between trees, shrubs and items that could catch fire, 

such as patio furniture, wood piles, swing sets, etc. 
 
Zone 2 
 
Zone 2 extends 100 feet out from buildings, structures, decks, etc. 

• Cut or mow annual grass down to a maximum height of 4 inches. 
• Create horizontal spacing between shrubs and trees.  
• Create vertical spacing between grass, shrubs and trees.  
• Remove all dead trees. 
• Remove fallen leaves, needles, twigs, bark, cones, and small branches. 

However, they may be permitted to a depth of 3 inches. 
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Plant and Tree Spacing 
The spacing between grass, shrubs, and trees is crucial to reduce the spread of 
wildfires. The spacing needed is determined by the type and size of brush and 
trees, as well as the slope of the land. For example, a property on a steep slope 
with larger vegetation requires greater spacing between trees and shrubs than a 
level property that has small, sparse vegetation. 

Vertical Spacing 
 
Remove all tree branches at least 6 feet from the ground. 

Allow extra vertical space between shrubs and trees. Lack of vertical space can 
allow a fire to move from the ground to the brush to the treetops like a ladder. 

To determine the proper vertical spacing between shrubs and the lowest branches 
of trees, use the formula 3x the height of the shrub to obtain the vertical clearance. 
Example: A five-foot shrub is growing near a tree. 3×5 = 15 feet of clearance 
needed between the top of the shrub and the lowest tree branch. 

Horizontal Spacing 
 
Horizontal spacing depends on the slope of the land and the height of the shrubs or 
trees. Shrub spacing generally would be a multiplier of height with trees being in 
multipliers of 10 feet. On a flat to mid-slope (0-20%) distance between shrubs or 
trees should generally be 2x the shrub height between plants. Example: a 4-foot 
shrub should have 8 feet in between plants and trees should 10 feet between tree 
crowns. 

 
Sincerely, 
 
       
Frank Ono      Justin Ono 
Certified Arborist #WE-0536A  Board Certified Master Arborist #WE-9388B 
Society of American Foresters # 048004 ISA Tree Risk Assessment Qualified 
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