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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:  
456 PROPERTIES LLC (PLN240034) 
RESOLUTION NO. 25-000 
Resolution by the County of Monterey Zoning 
Administrator 

1) Finding the project Categorically Exempt 
pursuant to CEQA Guidelines section 15303 
and there are no exceptions pursuant to 
section 15300.2; and  

2) Approving a Combined Development Permit 
consisting of a: 1) Coastal Administrative 
Permit and Design Approval to allow 
construction of a 2,202 square foot single 
family dwelling with an attached 683 square 
foot garage, attached 843 square foot 
accessory dwelling unit, and associated site 
improvements; 2) Coastal Development 
Permit to allow removal of three Coast Live 
Oak trees; and 3) Coastal Development 
Permit to allow development within 750 feet 
of a known archaeological resource. 
 

[PLN240034 456 PROPERTIES LLC, 3320 17 Mile 
Drive, Pebble Beach, Del Monte Forest Land Use 
Plan, Coastal Zone (APN: 008-423-026-000)]  

 

 
The 456 PROPERTIES LLC application (PLN240034) came on for public hearing before 
the County of Monterey Zoning Administrator on July 31, 2025. Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Zoning Administrator finds and decides as 
follows: 

FINDINGS 
 

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

applicable plans and policies which designate this area as appropriate 
for development. 

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

- the 1982 Monterey County General Plan (General Plan); 
- Del Monte Forest Land Use Plan (DMF LUP); and 
- Del Monte Forest Coastal Implementation Plan, Part 5 (DMF 

CIP); 
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- Monterey County Zoning Ordinance (Title 20);   
No conflicts were found to exist.  Staff has not received 
communications during the course of project review arguing that the 
property is in violation of the Title 20 (Zoning Ordinance). The subject 
property is located within the Coastal Zone; therefore, the 2010 
Monterey County General Plan does not apply. 

  b)  Allowed Use: The property is located at 3320 17 Mile Drive, Pebble 
Beach (Assessor’s Parcel Number [APN]: 008-423-026-000), Del 
Monte Forest Land Use Plan.  The parcel is zoned Low Density 
Residential with a 1.5 acres per unit density, and Design Control overlay 
in the Coastal zone or “LDR/1.5-D” which allows the construction of a 
single-family dwelling and accessory structures as principally allowed 
uses, subject to the approval of a Coastal Administrative Permit and 
Design Approval in each case. The project includes the construction of a 
2,202 square foot single family dwelling with an attached 683 square 
foot garage, 843 square foot accessory dwelling unit, and associated site 
improvements. The site is currently undeveloped, and the proposed 
residence would establish the first single family dwelling on a legal lot 
of record. The project as proposed would require a Coastal 
Development Permit per DMF CIP section 20.147.050, to allow 
removal of three Coast Live Oaks, and an additional Coastal 
Development Permit to allow for development within 750 feet of a 
known archaeological resource, per DMF CIP section 20.147.080. As 
further detailed in the evidence below and Finding 5, adequate findings 
can be made for the granting of a Coastal Development permit in each 
case. Therefore, the project is an allowed land use for this site. 

  c)  Lot Legality. The subject property (0.58 acres), APN: 008-423-026-000, 
is identified as a legal lot of record through the Grant Deed dated 
October 27, 1966 Reel 481 Page 573, after the property was subdivided 
under previous ownership. Therefore, the County recognizes this lot as a 
legal lot of record. 

  d)  The project planner conducted a site inspection on January 3, 2025 to 
verify that the project on the subject parcel conforms to the plans listed 
above.   

  e)  Design/Neighborhood and Community Character. Pursuant to Title 20, 
Chapter 20.44, the project site and surrounding area are designated as 
being within a Design Control District or “D” overlay, which provides 
regulations of the location, size, configuration, materials, and color of 
structures to assure protection of the public viewshed and the 
neighborhood character. As designed, the proposed residence and 
accessory structures have colors that are consistent with the nearby 
residences, which include light stucco siding with stone veneer, 
brown/orange clay roof tiles, black metal trim windows and doors, and 
light beige stone patios and pavers. The exterior finishes blend with the 
surrounding environment and are consistent with the surrounding 
residential neighborhood character. The surrounding neighborhood is 
eclectic in architecture with several residences ranging from modern 
architectural to craftsmen homes. Surrounding the property are large 
oak trees and existing residences, which help blend the proposed 
residence and accessory structures from public viewshed points. 
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Consistent with the DMF LUP Policy 53 and DMF CIP section 
20.147.070.B.3, the project has been designed, sited and conditioned in 
a manner to ensure minimal visibility from any scenic areas  (see 
evidence “f”). As conditioned (Condition No. 5), the exterior lighting 
will be downlit, unobtrusive, and will only illuminate the intended area, 
as required by the County’s Exterior Lighting Design Guidelines. 
Therefore, as designed, sited and conditioned, the project assures 
protection of the public viewshed, is consistent with neighborhood 
character, and assures visual integrity as outlined in the DMF LUP, 
DMF CIP and Title 20. 

  f)  Visual Resources.  DMF LUP Policy 84 requires new development 
fronting 17-Mile Drive in Pebble Beach shall be set back from center-
line of road a minimum of 100 feet, to ensure that new development 
does obstruct any public viewshed areas. As delineated in the project 
plans, the residence and attached accessory structures are setback 
approximately 155 feet, and have existing residences and mature Coast 
Live Oaks trees that act as screening to ensure any public viewshed 
points are unobstructed.  Furthermore, the DMF LUP, under Scenic and 
Visual Resources Policy 48, states development located in visually 
prominent settings, as identified within Figure 3, shall be designed, and 
sited in a manner that avoids blocking significant public views, or that 
may create a significant adverse impact. The subject parcel is located 
within the green shaded area of Figure 3, which is indicated as having 
viewshed points from 17-Mile Drive and Vista Points. With this in 
mind, the proposed residence and accessory structures are sited further 
back than the required 100 foot setback from 17-Mile Drive, and a more 
restrictive rear setback in the form of a “Rider” placed on the property 
from Pebble Beach Company. Therefore, as designed and sited, the 
project assures protection of the public viewshed, is consistent with 
scenic and visual resources policy of the Del Monte Forest Land Use 
Plan. 

  g)  Development Standards. The project is within the LDR zoning district 
and is subject to development standards established in Title 20 section 
20.14.060. For main structures, the required minimum setbacks are 30 
feet front, 20 feet side, and 20 feet rear, and the maximum allowed 
height is 30 feet as measured from average natural grade. As delineated 
on the attached project plans the residence and accessory structures are 
sited approximately 155 feet from the front, 20 feet from the side, 50 
feet from the rear, and has a proposed height of 30 feet from average 
natural grade. This property has an allowable maximum building site 
coverage of 15 percent and a maximum floor area ratio of 17.5 percent; 
as proposed the residence and accessory structures will result in a 
building site coverage of 15 percent, and a proposed floor area ratio of 
11.6 percent. Therefore, the proposed project complies with applicable 
site development standards as outlined in Title 20 section 20.14.060. 
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  h)  
 
 
  
 
 
 
 
 
 
 
 
 

Cultural Resources. According to the Monterey County Geographic 
Informational System (GIS), the project site is in an area identified as 
having a high archaeological sensitivity. In accordance with 1982 
Coastal General Plan Policy 12.1.3, all development being proposed 
within high sensitivity zones, shall complete a Phase One survey (see 
Finding 2, Evidence “b”). According to the Phase One Archaeological 
Survey (LIB240223) that was submitted by the applicant, the results of 
the survey were positive for diffuse marine shell site indicators on the 
immediate ground surface of the subject parcel. As required by DMF 
CIP 20.147.080, development proposed within 750 feet of a known 
archaeological resource, as identified through the survey report shall be 
required to obtain a Coastal Development Permit. Therefore, a Coastal 
Development Permit was applied to this project as a result of the Phase 
One Archaeological Survey. A Phase 2 Archaeological Survey 
(LIB250001) was obtained. The results of the Phase 2 Archaeological 
Survey auger testing program concluded that twenty-four flecks of 
abalone shell and one fleck of charcoal were observed in soils from two 
auger bore locations; however, these materials do not qualify as a 
unique or significant resource under CEQA Guidelines or the Del 
Monte Forest Coastal Implementation Plan Part 5. According to the 
project archaeologist, the marine shell fragments were observed 
approximately 40-50 feet south of the proposed area of development 
and are not anticipated to be impacted by the proposed project as 
designed and sited. Furthermore, the subject parcel has a “Rider” placed 
on the property, which requires a 50 feet minimum setback from Pebble 
Beach Golf Links. Therefore, the identified archaeological resource is 
located in an area that wouldn’t be impacted by the proposed 
development. The Phase 2 Archaeological Survey concluded there is no 
evidence that cultural resources would be disturbed with project 
implementation, but recommended installation of temporary fencing and 
a pre-construction cultural resources training program to ensure no 
inadvertent impacts would occur. As required by Policy 58 of the Del 
Monte Forest LUP, the project has been conditioned to require 
compliance with the recommendations outlined in the Archaeological 
Report (LIB240223), which will further ensure protection of the 
resources on the subject parcel. The potential for inadvertent impacts to 
resources is further limited through application of the County’s standard 
project condition (Condition No. 3). This condition requires the 
contractor to stop work if previously unidentified resources are 
discovered during construction. 

  i)  Forest Resources. As demonstrated in Finding 5, the development is 
consistent with forest resources regulations and granting of a Coastal 
Development Permit. 

  j)  Public Access. As demonstrated in Finding 6, the development is 
consistent with public access policies of the DMF LUP.  

  k)  Land Use Advisory Committee. 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 did warrant referral to the 
LUAC because the project included a Design Approval subject to 
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review by the Zoning Administrator. The LUAC minutes were not 
available upon the distribution of this draft resolution. 

  k) The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN240034. 
 

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: HCD- Planning, Pebble Beach Community 
Services District (CSD Fire Protection District), HCD-Engineering 
Services, HCD-Environmental Services, and Environmental Health 
Bureau. There has been no indication from these departments/agencies 
that the site is not suitable for the proposed development.  Conditions 
recommended have been incorporated. 

  b)  The following reports have been prepared:  
- Extended Phase 1 Archaeological Assessment in Support of the 

3320 17 Mile Drive Project (LIB240223) prepared by Susan 
Morley, Marina, CA on June 01, 2024; 

- Phase 2 Archaeological Assessment in Support of the 3320 17 Mile 
Drive Project (LIB250001) prepared by Susan Morley, Marina, CA 
on November 01, 2024; 

- Geotechnical Investigation for Proposed Single Family Residence 
(LIB240224) prepared by John Buringa, Watsonville, CA on 
August 21, 2024;  

- Arborist Report (LIB240222) prepared by Rob Thompson, 
Monterey, CA on July 29, 2024. 

Upon independent review, staff concurs with conclusions of the report. 
There are no physical or environmental constraints that render the site 
unsuitable for the use proposed.    

  c)  Staff conducted a site inspection on January 3, 2025 to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN240034. 

    
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 was reviewed by HCD - Planning, Pebble Beach CSD Fire 
Protection District, HCD- Engineering Services, Environmental Health 
Bureau, and HCD - Environmental Services. The respective agencies 
have recommended conditions, where appropriate, to ensure that the 
project will not have an adverse effect on the health, safety, and welfare 
of persons either residing or working in the neighborhood.   
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  b)  All necessary public facilities are available to the subject property. 
Sewer service will be provided by the Pebble Beach Community 
Services District (PBCSD). The PBCSD wastewater collection and 
treatment system has adequate remaining capacity for sewage disposal, 
which then transfers wastewater to the Carmel Area Wastewater District 
treatment facility. Potable water is provided by the California American 
Water Company. The proposed residence and accessory structures do 
not require additional fixtures or connections.  

  c)  Staff conducted a site inspection on January 3, 2025 to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN240034. . 

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

  b)  Staff conducted a site inspection on January 3, 2025 and researched 
County records to assess if any violation exists on the subject property.   

  c)  There are no known violations on the subject parcel. 
  d)  The application, plans and supporting materials submitted by the project 

applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN240034. 

    
5.  FINDING:  TREE REMOVAL – The siting, location, size and design has been 

established to minimize tree removal and has been limited to that 
required for the overall health and long-term maintenance of the 
property.  

 EVIDENCE: a)  The project includes application for the removal of three native Coast 
Live Oak trees. In accordance with DMF CIP, a Coastal Development 
Permit is required and the criteria to grant said permit have been met.   

  b)  Pursuant to Section 20.147.050.B.1 of the DMF CIP, an Arborist Report 
and Forest Management Plan was prepared for the proposed project. 
The arborist report evaluated the health, structure, and preservation 
suitability for each tree within or adjacent to the proposed development. 
Three Coast Live Oaks are located within the proposed footprint of the 
residence and accessory structures and these trees are proposed for 
removal. As stated in the report, the three Coast Live Oaks are sited for 
removal due to impacts associated with home and driveway construction 
activities, while the remaining trees located in the vicinity of the project 
operations will be retained and protected in place for the duration of the 
project. According to the arborist, two of the three subject Oaks are 
small and insignificant with fair physiological health but are in poor 
structural condition due to natural leans and poor canopy balance and 
symmetry. The third Oak is within the construction footprint of the 
proposed homesite and is proposed or removal due to construction 
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related impacts. The project has been designed and sited to minimize the 
removal of protected trees to the greatest extent possible under the 
circumstances. The project includes removal of three Coast Live Oaks 
(12”, 9”, and 17” in DBH), two of which are located in the proposed 
driveway, and the third being located in the rear patio. According to the 
arborist report (LIB240222) the two Oaks located in the footprint of the 
driveway are in fair physiological health, however these are in poor 
structural condition due to natural leans and poor canopy balance and 
symmetry. The third Oak located in the construction footprint of the 
proposed homesite is in good physiological health and structural 
condition, but is sited for removal due to being within the footprint of 
the residence. The subject parcel is considered a flag lot and has a 
required 120 foot setback from 17-Mile Drive. Adjusting the footprint 
of the residence would impact additional trees. The proposed driveway 
has been designed to meet fire code and avoid additional protected trees 
(DMF LUP Policy 35). However, the entry to the property does contain 
numerous trees and thus tree removal for the proposed driveway cannot 
be avoided. Therefore, the three Coast Live Oaks slated for removal are 
the minimum necessary to allow construction of the first single-family 
dwelling.  

  c)  Measures for tree protection of trees to be retained during construction 
have been incorporated as Condition No. 4. Condition No. 9 requires the 
applicant to replant three Coast Live Oaks, and after six months of 
replanting the replacement trees, the applicant shall submit evidence 
demonstrating that the replacement trees are in healthy, growing 
condition.  

  d)  No significant long-term effects on the forest ecosystem are anticipated. 
The project as proposed will not significantly reduce the availability of 
wildlife over the long term as the site as surrounding forested areas 
which are to remain untouched. 

  e)  Staff conducted a site inspection on January 3, 2025 to verify that the 
site and proposed project meet the criteria for an exemption. 

  f)  
 
 

The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN240034. 
 

6. FINDING:  PUBLIC ACCESS- The project is in conformance with the public 
access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and applicable Local Coastal Program, and 
does not interfere with any form of historic public use or trust rights. 

  a)  No access is required as part of the project as no substantial adverse 
impact on access, either individually or cumulatively, as described in 
DMF CIP Section 20.147.130, can be demonstrated. 

  b)  No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  c)  The subject property is not described as an area where the Local Coastal 
Program requires physical public access (Figure 8, Major Public Access 
and Recreational Facilities, in the DMF LUP). 
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  d)  The subject project site is not identified as an area where the Local Coastal 
Program requires visual public access (Figure 3, Visual Resources, in the 
DMF LUP). 

  e)  Based on the project location, and its topographical relationship to visual 
public access points in the area, the development proposal will not 
interfere with visual access along 17-Mile Drive or from Point Lobos.  
Consistent with DMF LUP Policies 123 and 137, the proposed 
development will not block significant public views toward the ocean and 
will not adversely impact the public viewshed or scenic character in the 
project vicinity. 

  f)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN240034. 
 

7. FINDING:  CEQA (Exempt): - The project is categorically exempt from 
environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303 categorically exempts construction of new single-family 
dwellings. 

  b)  The project includes construction of the first single-family dwelling 
with an attached garage, and attached accessory dwelling unit, which 
meets this exemption.  

  c)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on January 3, 2025. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project.  There is no significant effect on the environment due to 
unusual circumstances. Project location is not within a sensitive 
environment. There is no cumulative impact without any prior 
successive projects of the same type in the same place, over time and no 
new land use is proposed. The site is not included on any list compiled 
pursuant to Section 65962.5 of the Government Code to be considered 
on a hazardous waste site. Removal of three native trees will not result 
in an adverse environmental impact or significant long-term impacts. 
No known historical resources are found in the geotechnical and the 
results of the archaeological reports concluded the nearest cultural 
resource is within 750 feet of the project area. The project however is 
not indicated as having the potential to create a substantial adverse 
change in the significance of a historical resource. It is not visible from 
17-Mile Drive or designated public access areas/vista points. 

  e)  
 
f) 

Staff conducted a site inspection on January 3, 2025 to verify that the 
site is suitable for this use. 
The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN240034. 

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

Board of Supervisors and the California Coastal Commission.  
 EVIDENCE: a)  Board of Supervisors. Pursuant to Title 20, Section 20.86.030, an appeal 

may be made to the Board of Supervisors by any public agency or 



 
456 PROPERTIES LLC (PLN240034)  Page 9 

person aggrieved by a decision of an Appropriate Authority other than 
the Board of Supervisors. 

  b)  Coastal Commission.  Pursuant to Title 20, Section 20.86.080.A, 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 (i.e., State Route/Highway 1).   

 
DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the County of Monterey 
Zoning Administrator does hereby:  

1. Find the project involves construction of a new single-family dwelling with attached 
accessory structures, which qualifies as a Class 3 Categorical Exemption pursuant to 
Section 15303(a) of the CEQA guidelines and there are no exceptions pursuant to Section 
15300.2 of the CEQA guidelines; and 

2. Approve a Combined Development Permit consisting of: 1)Coastal Administrative 
Permit and Design Approval to allow a 2,202 square foot single family dwelling with an 
attached 683 square foot garage and attached 843 square foot accessory dwelling unit, 
and associated site improvements; and 2) Coastal Development Permit to allow removal 
of three Coast Live Oaks; and 3) Coastal Development Permit to allow development 
within 750 feet of a known archaeological resource. 

All general conformance with attached plans and subject to the attached 9 conditions, all being 
attached hereto and incorporated herein by reference.  
 
PASSED AND ADOPTED this 31st  day of July, 2025. 
 
 
 

________________________________________ 
Mike Novo, AICP 

Zoning Administrator 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE. 
 
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 DATE.  
 
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.  
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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

PLN240034

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN240034) allows Coastal Administrative 

Permit and Design Approval to allow construction of a 2,202 square foot single family 

dwelling with an attached 683 square foot garage and attached 843 square foot 

accessory dwelling unit; Coastal Development Permit to allow removal of three Coast 

Live Oak trees (12”, 9”, and 17” inches in diameter); and Coastal Development Permit 

to allow development within 750 feet of a known archaeological resource. The property 

is located at 3320 17 Mile Drive (Assessor's Parcel Number 008-423-026-000), Del 

Monte Forest 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 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)

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:

7/22/2025Print Date: Page 1 of 8 1:39:20PM

PLN240034



2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

Condition/Mitigation 

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

 "A Combined Development Permit (Resolution Number ____________) was approved 

by Zoning Administrator for Assessor's Parcel Number 008-423-026-000 on January 

30, 2025. The permit was granted subject to 11 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:

7/22/2025Print Date: Page 2 of 8 1:39:20PM

PLN240034



3. PD003(B) - CULTURAL RESOURCES POSITIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If archaeological resources or human remains are accidentally discovered during 

construction, the following steps will be taken:

There shall be no further excavation or disturbance of the site or any nearby area 

reasonably suspected to overlie adjacent human remains until the coroner of the 

county in which the remain are discovered must be contacted to determine that no 

investigation of the cause of death is required.

If the coroner determines the remains to be Native American:

- The coroner shall contact the Native American Heritage Commission and HCD - 

Planning within 24 hours.

- The Native American Heritage Commission shall identify the person or persons from 

a recognized local tribe of the Esselen, Salinan, Costonoans/Ohlone and Chumash 

tribal groups, as appropriate, to be the most likely descendant.

- The most likely descendant may make recommendations to the landowner or the 

person responsible for the excavation work, for means of treating or disposing of, with 

appropriate dignity, the human remains and any associated grave goods as provided in 

Public Resources Code Section 5097.9 and 5097.993, Or

Where the following conditions occur, the landowner or his authorized representatives 

shall rebury the Native American human remains and associated grave goods with 

appropriate dignity on the property in a location not subject to further subsurface 

disturbance:

1.  The Native American Heritage Commission is unable to identify a most likely 

descendant or the most likely descendant failed to make a recommendation within 24 

hours after being notified by the commission.

2.  The descendant identified fails to make a recommendation; or

3.  The landowner or his authorized representative rejects the recommendation of the 

descendant, and the mediation by the Native American Heritage Commission fails to 

provide measures acceptable to the landowner.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading or building permits or approval of Subdivision 

Improvement Plans, whichever occurs first, the Owner/Applicant, per the archaeologist, 

shall submit the contract with a Registered Professional Archaeologist for on -call 

archaeological services should resources be discovered during construction activities . 

Submit the letter to the Director of the HCD – Planning for approval.

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, on the 

Subdivision Improvement Plans, in the CC&Rs, and shall be included as a note on an 

additional sheet of the final/parcel map.

Prior to Final, the Owner/Applicant, per the Archaeologist , shall submit a report or letter 

from the archaeologist summarizing their methods, findings, and recommendations if 

their services are needed during construction or if no resources were found.

Compliance or 

Monitoring 

Action to be 

Performed:
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4. PD011 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Trees which are located close to construction site(s) shall be protected from 

inadvertent damage from construction equipment by fencing off the canopy driplines 

and/or critical root zones (whichever is greater) with protective materials, wrapping 

trunks with protective materials, avoiding fill of any type against the base of the trunks 

and avoiding an increase in soil depth at the feeding zone or drip -line of the retained 

trees.  Said protection, approved by certified arborist, shall be demonstrated prior to 

issuance of building permits subject to the approval of HCD - Director of Planning.  If 

there is any potential for damage, all work must stop in the area and a report, with 

mitigation measures, shall be submitted by certified arborist.  Should any additional 

trees not included in this permit be harmed, during grading or construction activities, in 

such a way where removal is required, the owner/applicant shall obtain required 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

evidence of tree protection to HCD - Planning for review and approval. 

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that 

tree protection measures are in place through out grading and construction phases.  If 

damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the 

property to HCD-Planning after construction to document that tree protection has been 

successful or if follow-up remediation or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

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

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 HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

of the lighting plans to HCD - 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:
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6. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact Fee (RDIF) pursuant to 

Monterey Code Chapter 12.90. The fee amount shall be determined based on the 

parameters adopted in the current 

fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the 

traffic mitigation fee. Owner/Applicant shall submit proof of payment to the 

HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a Construction Management Plan (CMP) to HCD-Planning 

and HCD-Engineering Services for 

review and approval. The CMP shall include measures to minimize traffic impacts 

during the construction/grading phase 

of the project. 

CMP shall include, at a minimum, duration of the construction, hours of operation, truck 

routes, estimated number of 

truck trips that will be generated, number of construction workers, and on -site/off-site 

parking areas for equipment and 

workers and locations of truck staging areas. Approved measures included in the CMP 

shall be implemented by the 

applicant during the construction/grading phase of the project. (Public Works)

Condition/Mitigation 

Monitoring Measure:

1. Prior to issuance of the Grading Permit or Building Permit , 

Owner/Applicant/Contractor shall prepare a CMP and shall 

submit the CMP to the HCD-Planning and HCD- Engineering Services for review and 

approval.

2. On-going through construction phases Owner/Applicant/Contractor shall implement 

the approved measures during the 

construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

Prior to issuance of building permits, the Owner/Applicant shall pay the Countywide 

Traffic Fee or the ad hoc fee 

pursuant to General Plan Policy C-1.8. The fee amount shall be determined based on 

the parameters in the current fee 

schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits, the Owner/Applicant shall pay Monterey County 

HCD-Building Services the traffic 

mitigation fee. The Owner/Applicant shall submit proof of payment to HCD-Engineering 

Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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9. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

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

approved for removal as follows:

 - Replacement ratio:

 - Replacement ratio recommended by arborist:

 - Other: (3) five-fifteen gallon container size Coast Live Oaks

Replacement tree(s) shall be located within the same general location as the tree being 

removed. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to HCD -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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10. PD012(F) - LANDSCAPE PLAN & MAINTENANCE (SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning.  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor 's estimate 

of the cost of installation of the plan.  Before occupancy, landscaping shall be either 

installed or a certificate of deposit or other form of surety made payable to Monterey 

County for that cost estimate shall be submitted to the Monterey County HCD - 

Planning. All landscaped areas and fences shall be continuously maintained by the 

applicant; all plant material shall be continuously maintained in a litter -free, weed-free, 

healthy, growing condition. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to the HCD - Planning for review and approval.  Landscaping 

plans shall include the recommendations from the Forest Management Plan or 

Biological Survey as applicable.  All landscape plans shall be signed and stamped by 

licensed professional under the following statement, "I certify that this landscaping and 

irrigation plan complies with all Monterey County landscaping requirements including 

use of native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to the Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:
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11. PD052 - PRE-CONSTRUCTION MEETING

PlanningResponsible Department:

To reduce potential impacts on cultural resources that may be discovered during 

ground disturbing and construction activities, a qualified archaeological (i.e., an 

archaeologist registered with the Register of Professional Archaeologists [RPA] or a 

Registered Archaeologist [RA] under the supervision of an RPA) shall be retained to 

prepare and conduct a pre-construction cultural resources training program with all 

construction crew and serve as an on-call monitor for the duration of all project-related 

ground-disturbing activities. The purpose of the pre-construction cultural resources 

training program shall be to train the construction and demolition crew on how to 

identify potential cultural resources, and procedures for if previously unknown cultural 

resources are identified during construction operations. Prior to construction activities , 

the qualified archaeologist in coordination with the Project proponent, shall erect a 

temporary fencing barrier around the shell materials in the southwestern parcel 

boundary. The archaeologist shall periodically monitor the fencing integrity and 

placement throughout the life of the Project. If at any time, potentially significant 

archaeological resources

or intact features are discovered, Condition of Approval PD003(B) shall be adhered to. 

The Archaeological Monitor shall review and evaluate any inadvertent discoveries to

determine if they are historical resource(s) and/or unique archaeological resources or 

tribal cultural resources. If the Archaeological Monitor determines that any cultural 

resources exposed during construction constitute a historical resource and /or unique 

archaeological resource or tribal cultural resource under CEQA, he/she shall notify the

project proponent and other appropriate parties of the evaluation. The Professional 

Archaeologist shall recommend mitigation measures to mitigate to a less than

significant impact in accordance with California Public Resources Code Section 

15064.5. The contract shall require that the Archaeological Monitor keep a log of

inadvertent discoveries and submit a final report summarizing compliance actions with

HCD-Planning.

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of permits from Building Services, the Applicant /Owner shall 

submit to HCD-Planning a copy of the contract between the Applicant/Owner and a 

qualified archaeologist. The contract shall include the requirements of this condition 

and specify that the archaeologist will prepare and conduct a pre -construction cultural 

resources training for all construction crew. The contract shall also specify that the 

archaeologist will be retained on an “on-call” basis for all ground disturbing construction 

to review, identify, and evaluate cultural resources that may be inadvertently exposed 

during construction (Condition No. 3).

Prior to initial ground disturbance, the Applicant/Owner shall submit evidence to 

HCD-Planning demonstrating that the pre-construction cultural resources training 

meeting occurred as required by this condition. Such evidence shall be in the form of a 

letter from the qualified archaeologist and a list of attendees.

Compliance or 

Monitoring 

Action to be 

Performed:
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LEGEND

ZONE 0:  ZONE EXTENDS 5' FROM BUILDINGS, STRUCTURES DECKS, ETC.  THE EMBER-RESISTANT ZONE IS
THE MOST IMPORTANT OF ALL THE DEFENSIBLE SPACE ZONES.  THIS ZONE INCLUDES THE AREA UNDER
AND AROUND ALL ATTACHED DECKS, AND REQUIRES THE MOST STRINGENT WILDFIRE FUEL
REDUCTION.  THE EMBER-RESISTANT ZONE IS DESIGNED TO KEEP FIRE OR EMBERS FROM IGNITING
MATERIALS THAT CAN SPREAD THE FIRE TO YOUR HOME.  THE FOLLOWING PROVIDES GUIDANCE FOR
THIS ZONE,  WHICH MAY CHANGE BASED ON THE REGULATION DEVELOPED BY THE BOARD OF

FORESTRY AND FIRE PROTECTION.
  -  USE HARDSCAPE LIKE GRAVEL, PAVERS, CONCRETE, AND OTHER NONCOMBUSTIBLE MULCH
MATERIALS. NO COMBUSTIBLE BARK OR MULCH.
   - REMOVE ALL DEAD AND DYING WEEDS, GRASS, PLANT, SHRUBS, TREES, BRANCHES AND VEGETATIVE
DEBRIS (LEAVES, NEEDLES, CONES, BARK, ETC.); CHECK YOUR ROOFS, GUTTERS, DECKS, PORCHES,
STAIRWAYS, ETC.
   -  REMOVE ALL BRANCHES WITHIN 10 FEET OF ANY CHIMNEY OR STOVEPIPE OUTLET.

   -  NO PLANTING IS PERMITTED IN THIS ZONE.
   -  LIMIT COMBUSTIBLE ITEMS (OUTDOOR FURNITURE, PLANTERS, ETC.) ON TOP OF ROOF DECKS.
   -  RELOCATE FIREWOOD AND LUMBER TO ZONE 2
   -  REPLACE COMBUSTIBLE FENCING, GATES AND ARBORS ATTACH TO THE HOME WITH
NON-COMBUSTIBLE ALTERNATIVES.
   -  CONSIDER RELOCATING GARBAGE AND RECYCLING CONTAINERS OUTSIDE THIS ZONE.

   -  CONSIDER RELOCATING BOATS, RVS, VEHICLES AND OTHER COMBUSTIBLE ITEMS OUTSIDE THIS
ZONE.

ZONE 1:  ZONE EXTENDS 30 FEET FROM ALL SIDES OF BUILDINGS, STRUCTURES, DECKS, ETC OR TO THE
PROPERTY LINE, WHICHEVER IS CLOSER.   WITHIN THIS ZONE, THE FOLLOWING CONDITIONS SHALL BE
MAINTAINED:
  -  REMOVE ALL DEAD PLANTS, GRASS, AND WEEDS (VEGETATION)
  -  REMOVE DEAD OR DRY LEAVES AND PINE NEEDLES FROM YARD, ROOF, AND RAIN GUTTERS.

  -  TRIM TREES REGULARLY TO KEEP BRANCHES A MINIMUM OF 10 FEET FROM OTHER TREES.
  -  REMOVE BRANCHES THAT HANG OVER ROOFS AND KEEP DEAD BRANCHES A MINIMUM OF 10 FEET
AWAY FROM CHIMNEYS AND   STOVEPIPES.
  -  WOOD PILES ARE PROHIBITED WITHIN THIS ZONE.  RELOCATE WOOD PILES TO ZONE 2.
  -  REMOVE OR PRUNE FLAMMABLE PLANTS AND SHRUBS NEAR WINDOWS.
  -  REMOVE OR PRUNE FLAMMABLE ITEMS THAT COULD CATCH FIRE FROM AROUND AND UNDER

DECKS, BALCONIES, AND STAIRS.
  -  CREATE A SEPARATION BETWEEN TREES, SHRUBS, AND ITEMS THAT COULD CATCH FIRE, SUCH AS
PATIO FURNITURE, WOOD PILES,
     SWING SETS, ETC.
  -  MAINTAIN A TREE, SHRUB OR OTHER PLANT ADJACENT TO OR OVERHANGING A BUILDING FREE OF
DEAD OR DYING WOOD.
   - MAINTAIN THE ROOF OF A STRUCTURE FREE OF LEAVES, NEEDLES OR OTHER VEGETATIVE MATERIALS.

     REMOVE OR PRUNE FLAMMABLE PLANTS AND SHRUBS NEAR WINDOWS

ZONE 2:  ZONE 2 EXTENDS FROM 30 FEET TO 100 FEET OUT FROM BUILDINGS, STRUCTURES, DECKS ETC.
OR TO THE PROPERTY LINE WHICHEVER IS CLOSER.  FUELS SHALL BE MAINTAINED IN A CONDITION SO
THAT A WILDFIRE BURNING UNDER AVERAGE WEATHER CONDITIONS WOULD BE UNLIKELY TO IGNITE
THE STRUCTURE.  THE ITEMS STIPULATED BELOW DO 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 THE OTHER NEARBY VEGETATION.  WITHIN THIS ZONE, THE
FOLLOWING CONDITIONS SHALL BE MAINTAINED:
  -  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.
  - ALL EXPOSED WOOD PILES MUST HAVE A MINIMUM OF 10 FEET OF CLEARANCE, DOWN TO BARE
MINERAL SOIL, IN ALL DIRECTIONS.

ZONE 1 AND 2 - 'OUTBUILDINGS' AND LIQUID PROPANE GAS (LPG) STORAGE TANKS SHALL HAVE 10 FEET
OF CLEARANCE TO BARE MINERAL SOIL AND NO FLAMMABLE VEGETATION FOR AN ADDITIONAL 10 FEET
AROUND THEIR EXTERIOR.

FUEL MANAGEMENT TO FOLLOW PUBLIC RESOURCE CODE 4291 AS DEVELOPED BY CALIFORNIA'S
DEPARTMENT OF FORESTRY AND FIRE PROTECTION (CALFIRE).

CLEARING 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 FEASIBLE MITIGATION MEASURES POSSIBLE TO REDUCE THE RISK OF
IGNITION OR SPREAD OF WILDFIRE TO THE STRUCTURE. CLEARANCE ON THE ADJACENT PROPERTY
SHALL ONLY BE CONDUCTED FOLLOWING WRITTEN ON CONSENT BY THE ADJACENT LANDOWNER.
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NOTES:
1.CONSTRUCTION PARKING:

ALL CONSTRUCTION RELATED VEHICLES SHALL BE
PARKED ON THE PROPERTY DURING CONSTRUCTION.

WHEN NO SPACE IS AVAILABLE ON THE

CONSTRUCTION SITE, THE CONTRACTOR SHALL BE
RESPONSIBLE FOR PARKING OFF-SITE. IN THE EVENT OF

OBSTRUCTION TO THE ROAD-RIGHT-OF-WAY OR THE

FLOW OF TRAFFIC IN ANY WAY, INCLUDING THE
TEMPORARY PARKING OF CONSTRUCTION RELATED

VEHICLES, THE CONTRACTOR SHALL PROVIDE TRAFFIC
CONTROL FACILITIES AND MEASURES, INCLUDING

COMPETENT FLAG PEOPLE AT BOTH ENDS OF THE

OBSTRUCTION, TO ASSIST IN THE SAFE FLOW OF
TRAFFIC.  SUBMISSION OF A PARKING MANAGEMENT

PLAN SHALL BE REQUIRED AS PART OF THE PERMIT

APPROVAL PROCESS.
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LEGEND

CONCRETE DRIVE:  WITH INTEGRAL COLOR AND HEAVY TEXTURED
FINISH - 6" SECTION OVER 8" COMPACTED CLASS II BASE

PERVIOUS PAVERS - SAND SET OVER 8" CLASS II PERMEABLE BASE.

STONE STEPSTONES: STONE TYPE TO MATCH STONE PAVING - WET
SET OVER CONCRETE SETTING BED.

STONE PAVING  - WET SET OVER CONCRETE SUB-SLAB WITH
ANTI-FRACTURE MEMBRANE.

STONE STEPS: STONE TYPE TO MATCH STONE PAVING MATERIAL.

WET SET OVER CONCRETE SUB-STAIRS.

STUCCO WALL - FINISH AND COLOR TO MATCH HOUSE

TRENCH DRAIN

CONCRETE CURB WITH INTEGRAL COLOR AND LIGHT SAND FINISH.

METAL EDGE

PLANTING AREA

EXISTING TREE: TO BE REMOVED
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REFERENCE NOTES

INTEGRATED SPA WITH COVER: SEE ARCHITECTURAL DRAWINGS.

FIREPLACE: SEE ARCHITECTURAL DRAWINGS.

PEDESTRIAN GATE: SEE ARCHITECTURAL DRAWINGS.

TRASH ENCLOSURE WITH ORNAMENTAL WOOD GATES: SEE
ARCHITECTURAL DRAWINGS.

WALL TOP TO SLOPE DOWN FOLLOWING STAIRS

METAL WALL

SPA MECHANICAL EQUIPMENT - FINAL SIZE DETERMINED ONCE EQUIPMENT
IS SPECIFIED.

ORNAMENTAL IRON GUARDRAIL - 42" HIGH

1

2

3

4

5

6

7

8

TREE REMOVAL LIST

SPECIES DBH

TREE REMOVAL - 5" - 23"

COAST LIVE OAK 12"

COAST LIVE OAK 17"

COAST LIVE OAK 9"

SUBTOTAL 3

MITIGATION REQUIREMENT 2:1.
SEE PLANTING PLAN FOR
MITIGATION PLANTING.

6

PROPOSED LOT COVERAGE

IMPERVIOUS AREA (SF)

ALLOWABLE SITE COVERAGE 9,000 SF

MAIN RESIDENCE & GARAGE 4,681 SF

DRIVE 1,481 SF

EXISITING DRIVE PAVING 631.5 SF

SITE PAVING & STAIRS 2,181 SF

SPA/WATER FEATURE 120 SF

TOTAL IMPERVIOUS SITE COVERAGE 8,870 SF

PERVIOUS

AUTOCOURT 1,616 SF

EAST SIDE WALK 415 SF

TOTAL PERVIOUS COVERAGE 2,031 SF

EARTHWORK CALCULATIONS

CUT 908 CY

FILL 612 CY

NET 296 CY

THE QUANTITIES SHOWN ABOVE ARE
ESTIMATES ONLY - THE CONTRACTOR SHALL
DETERMINE THEIR OWN QUANTITY TAKEOFFS
AND SHALL BID ACCORDINGLY
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PLANT LEGEND

*WUC CODE BOTANICAL NAME COMMON NAME SIZE CHARACTER

TREES

L Qa QUERCUS AGRIFOLIA COAST LIVE OAK 15 GAL. MULTI

SHRUBS

L Aa AGAVE A. 'RAY OF LIGHT' RAY OF LIGHT AGAVE 1 GAL.

M Ah ANEMONE 'HONORINE JOBERT' HONORINE JOBERT ANEMONE 1 GAL.

L Ad ARCTOSTAPHYLOS 'DR. HURD' DR. HURD MANZANITA 15 GAL.

L Ap ARCOSTAPHYLOS 'PACIFIC MIST' PACIFIC MIST MANZANITA 5 GAL.

L Cs CALANDRINIA SPECTABILIS ROCK PURSLANE 1 GAL.

L Cg CASUARINA GLAUCA 'COUSIN IT' PROSTRATE SWAMP OAK 5 GAL.

L Cr CEANOTHUS 'RAY HARTMAN' RAY HARTMAN CEANOTHUS 15 GAL.

L Ee ECHEVERIA ELEGANS MEXICAN SNOWBALL 4" POT

L Ec EUPHORBIA C. 'SILVER SWAN' SILVER SWAN EUPHORBIA 5 GAL.

L Om OLEA 'MONTRA' LITTLE OLLIE OLIVE 15 GAL.

M Ri ROSA 'ICEBERG' ICEBERG ROSE 1 GAL.

L Sc SARCOCOCCA H. HUMILIS SWEET BOX 5 GAL.

GRASSES

M CALAMAGROSTIS FOLIOSA MENDOCINO REED GRASS 4" POT @ 12" O.C.

L Ll LOMANDRA L. 'PLATINUM BEAUTY' VARIEGATED DWARF MAT RUSH 1 GAL.

M SESLERIA AUTUMNALIS AUTUMN MOOR GRASS 4" POT @ 12" O.C.

GROUNDCOVERS

L THYMUS 'PINK RIPPLE' PINK RIPPLE THYME 4" POT

VINES

M Fp FICUS PUMILA CREEPING THYME 1 GAL.

L Pt PARTHENOCISSUS TRICUSPIDATA BOSTON IVY 1 GAL.

SEED MIX

ELYMUS GLAUCUS BLUE WILDRYE HYDROSEED

STIPA PULCHRA PURPLE NEEDLEGRASS HYDROSEED

BROMUS CARINATUS CALIFORNIA BROME GRASS HYDROSEED

* WATER USE CATEGORY (WUC) KEY

WUCOLS REGION APPLICABLE TO THIS PROJECT: REGION 1
H = HIGH; M = MODERATE; L = LOW; VL = VERY LOW; NL = SPECIES NOT LISTED
* FROM: WATER USE CLASSIFICATION OF LANDSCAPE SPECIES,

A GUIDE TO THE WATER NEEDS OF LANDSCAPE PLANTS (WUCOLS)
REVISED 2014, UNIVERSITY OF CALIFORNIA COOPERATIVE EXTENSION, L.R. COSTELLO, K.S. JONES

DN
DN

DN

DN

DN

DN

DN

DN

DN

DN

5 Ri

4 Cs

5 Ec

15 Ee

7 Aa

4 Ll

2 Cg

3 Cs

4 Ap

2 Fp

3 Cg

3 Sc

6 Ah

3 Ad

4 Ll

5 Ec

4 Cs

5 Ap

3 Ec

3 Pt

4 Ll

6 Ri

2 Pt

2 Om

3 Fp

Mitigation

3 Qa

Mitigation

3 Qa

11 Ad

10 Cr

8 Cr

8 Ad

2 Fp

3 Ll

SCALE:  1/8"= 1'-0"

8 0 8 16

W I L L I A M S O N

R E S I D E N C E

SHEET NO:

SHEET NAME:

PROJECT NO:

DATE:

REVISIONS:

DESCRIPTIONDATE

ISSUANCE:

S E V E N
S P R I N G S
S T U D I O

2548 EMPIRE GRADE
SANTA CRUZ, CA 95060

831.466.9617

08/19/2024

2023-26

BUILDING DEPT
SUBMITTAL

PROJECT NAME:

PROJECT ADDRESS:

3320 17 MILE DRIVE
PEBBLE BEACH, CA 93953

APN: 008-423-025-000

LANDSCAPE ARCHITECTS

Signature

Renewal Date

Date

NO
.

LAN
DSCAPE ARCHITEC

T

DES
NE

CIL

STATE OF CALIFO
RN

IA

11-30-25

S
IM

O
N

PH
ILLIPS

453

08-19-24

2

G
:\.

sh
or

tc
ut

-ta
rg

et
s-

by
-id

\1
JO

ER
nM

aH
i4

lM
fg

ol
fB

6R
0k

Ih
_d

N
l0

pG
i\2

02
3\

20
23

-2
6 

W
illa

m
so

n 
R

es
id

en
ce

 E
M

A\
C

AD
\2

3-
26

_L
-2

.0
 P

la
nt

in
g.

dw
g 

8/
19

/2
02

4

PLANTING PLAN

L-2.1

N

AutoCAD SHX Text
AC DIKE

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
FACE OF

AutoCAD SHX Text
STONE WALL

AutoCAD SHX Text
FACE OF

AutoCAD SHX Text
WOOD WALL

AutoCAD SHX Text
127.14

AutoCAD SHX Text
CONC

AutoCAD SHX Text
135.05

AutoCAD SHX Text
BS

AutoCAD SHX Text
STORM DRAIN

AutoCAD SHX Text
6" PVC

AutoCAD SHX Text
INV OUT=113.53

AutoCAD SHX Text
HEDGE

AutoCAD SHX Text
112.92

AutoCAD SHX Text
BS

AutoCAD SHX Text
125.50

AutoCAD SHX Text
TS

AutoCAD SHX Text
DIRT PATH

AutoCAD SHX Text
STONE PATH

AutoCAD SHX Text
127.60

AutoCAD SHX Text
EG

AutoCAD SHX Text
132.90

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
132.94

AutoCAD SHX Text
TS

AutoCAD SHX Text
133.12LIP

AutoCAD SHX Text
DOOR

AutoCAD SHX Text
PLANTER

AutoCAD SHX Text
129.49

AutoCAD SHX Text
BS

AutoCAD SHX Text
127.63

AutoCAD SHX Text
PAVERS

AutoCAD SHX Text
135.80LIP

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
135.59

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
135.36

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
135.59

AutoCAD SHX Text
TS

AutoCAD SHX Text
132.65

AutoCAD SHX Text
BS

AutoCAD SHX Text
132.49

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
132.48

AutoCAD SHX Text
TS

AutoCAD SHX Text
132.74LIP

AutoCAD SHX Text
CONC

AutoCAD SHX Text
132.72

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
126.78

AutoCAD SHX Text
BS

AutoCAD SHX Text
125.87

AutoCAD SHX Text
TS

AutoCAD SHX Text
AREA DRAIN

AutoCAD SHX Text
GRATE=123.51

AutoCAD SHX Text
123.60

AutoCAD SHX Text
BS

AutoCAD SHX Text
123.91LIP

AutoCAD SHX Text
CONC

AutoCAD SHX Text
RIVER ROCK

AutoCAD SHX Text
DISSIPATOR

AutoCAD SHX Text
135.38

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
ROCK TERRACE

AutoCAD SHX Text
9"O

AutoCAD SHX Text
16"O

AutoCAD SHX Text
8"O

AutoCAD SHX Text
12"O

AutoCAD SHX Text
12"O

AutoCAD SHX Text
12"O

AutoCAD SHX Text
12"O

AutoCAD SHX Text
18"O

AutoCAD SHX Text
15"T

AutoCAD SHX Text
12"O

AutoCAD SHX Text
5"T

AutoCAD SHX Text
12"O

AutoCAD SHX Text
12"O

AutoCAD SHX Text
11"PLM

AutoCAD SHX Text
24"O

AutoCAD SHX Text
5"T

AutoCAD SHX Text
9"O

AutoCAD SHX Text
10"O

AutoCAD SHX Text
12"T

AutoCAD SHX Text
8"O

AutoCAD SHX Text
24"O

AutoCAD SHX Text
17"O

AutoCAD SHX Text
6"T

AutoCAD SHX Text
6"T

AutoCAD SHX Text
6"T

AutoCAD SHX Text
6"T

AutoCAD SHX Text
4"T

AutoCAD SHX Text
8"T

AutoCAD SHX Text
6"T

AutoCAD SHX Text
4"T

AutoCAD SHX Text
4"T

AutoCAD SHX Text
12"JUN

AutoCAD SHX Text
12"JUN

AutoCAD SHX Text
12"JUN

AutoCAD SHX Text
12"JUN

AutoCAD SHX Text
12"JUN

AutoCAD SHX Text
27"O

AutoCAD SHX Text
16"P LAYING

AutoCAD SHX Text
145

AutoCAD SHX Text
105

AutoCAD SHX Text
110

AutoCAD SHX Text
115

AutoCAD SHX Text
120

AutoCAD SHX Text
125

AutoCAD SHX Text
130

AutoCAD SHX Text
135

AutoCAD SHX Text
140

AutoCAD SHX Text
104

AutoCAD SHX Text
106

AutoCAD SHX Text
107

AutoCAD SHX Text
108

AutoCAD SHX Text
109

AutoCAD SHX Text
111

AutoCAD SHX Text
112

AutoCAD SHX Text
113

AutoCAD SHX Text
114

AutoCAD SHX Text
116

AutoCAD SHX Text
117

AutoCAD SHX Text
118

AutoCAD SHX Text
119

AutoCAD SHX Text
121

AutoCAD SHX Text
122

AutoCAD SHX Text
123

AutoCAD SHX Text
124

AutoCAD SHX Text
126

AutoCAD SHX Text
127

AutoCAD SHX Text
128

AutoCAD SHX Text
129

AutoCAD SHX Text
131

AutoCAD SHX Text
132

AutoCAD SHX Text
133

AutoCAD SHX Text
134

AutoCAD SHX Text
136

AutoCAD SHX Text
137

AutoCAD SHX Text
138

AutoCAD SHX Text
139

AutoCAD SHX Text
141

AutoCAD SHX Text
142

AutoCAD SHX Text
143

AutoCAD SHX Text
144

AutoCAD SHX Text
100

AutoCAD SHX Text
105

AutoCAD SHX Text
110

AutoCAD SHX Text
115

AutoCAD SHX Text
120

AutoCAD SHX Text
98

AutoCAD SHX Text
99

AutoCAD SHX Text
101

AutoCAD SHX Text
102

AutoCAD SHX Text
103

AutoCAD SHX Text
104

AutoCAD SHX Text
106

AutoCAD SHX Text
107

AutoCAD SHX Text
108

AutoCAD SHX Text
109

AutoCAD SHX Text
111

AutoCAD SHX Text
112

AutoCAD SHX Text
113

AutoCAD SHX Text
114

AutoCAD SHX Text
116

AutoCAD SHX Text
117

AutoCAD SHX Text
118

AutoCAD SHX Text
119

AutoCAD SHX Text
121

AutoCAD SHX Text
122

AutoCAD SHX Text
123

AutoCAD SHX Text
50.00'

AutoCAD SHX Text
N 18°40'45" W  229.31'

AutoCAD SHX Text
125.85'

AutoCAD SHX Text
S 73°56'00" E  138.80'

AutoCAD SHX Text
S 18°40'45" E  112.00'

AutoCAD SHX Text
35.79'

AutoCAD SHX Text
N 3°07'00" E  161.64'

AutoCAD SHX Text
N 19°23'30" E  103.18'



FIXTURE LEGEND

SYM TYPE MANUFACTURER LAMP COMMENTS

WALL LIGHT SPJ-FB-275-3-MBR-2W
2W LED
2700K

SEE

PATH LIGHT SPJ-SK18-PETITE-3W-200-2700K
3W LED
2700K

SEE

DRIVE LIGHT DR2-LED-e57-BZP-4-MT-GM-R
8W LED
2700K

SEE

POOL + SPA LIGHT PER POOL CONTRACTOR 2W LED

COLUMN LIGHT
TO MATCH ARCHITECTURAL
WALL SCONCE

LED

GFCI OUTLET IN WEATHERPROOF HOUSING

/L-3.12

/L-3.13

/L-3.11

M
AI
N

RE
SI
DE
NC
E

DN
DN

DN

DN

DN

DN

DN

DN

DN

DN

1

2

GENERAL NOTES

1. SYSTEM SHOWN SCHEMATICALLY FOR GRAPHIC CLARITY. VERIFY ALL LIGHT LOCATIONS AND
CABLE RUNS IN FIELD WITH LANDSCAPE ARCHITECT. CABLING TO BE SIZED TO PROVIDE A
MINIMUM 10.5 VOLTS AND A MAX OF 11.5 VOLTS TO ALL FIXTURES. MINIMUM CABLE SIZE IS 12
GAUGE MULTI STRAND DIRECT BURIAL CABLE.

2.  ALLOW 30% OF TRANSFORMER CAPACITY FOR FUTURE ADDITIONAL SITE LIGHTING.
3.  COORDINATE SWITCHING ZONES FOR SITE LIGHTING WITH OWNER.
4.  PROVIDE GFCI ELECTRICAL OUTLETS AS SHOWN ON DRAWINGS.
5,  RUN MAXIMUM OF 10 LIGHTS IN DAISY CHAIN.
6.  RUN ADDITIONAL 2" SLEEVES UNDER ALL PAVING AREAS FOR POSSIBLE FUTURE SITE LIGHTING-

REVIEW LOCATIONS IN FIELD WITH LANDSCAPE ARCHITECT.
7.  8" DEPTH MINIMUM CABLE BURIAL.
8.  ALL WIRE CONNECTIONS SHALL BE WATER-PROOFED USING FULLY ENCAPSULATED, DIRECT

BURIAL WATERPROOF CONNECTORS.
9.  SPACE LIGHTS EVENLY.
10.  TRANSFORMER LOCATIONS AND SWITCHING TO BE DETERMINED.
11. ALL SITE LIGHTS TO BE ON DIMMERS.

REFERENCE NOTES

INSTALL SWITCHED OUTLET IN FIRE PIT + FIREPLACE FOR AUTO-IGNITER.

STUB OUT POWER AS NEEDED FOR SPA MECHANICAL EQUIPMENT
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