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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:  
 STIVERS DAVID L & JEAN G TRS (PLN240303) 
RESOLUTION NO. 26- 
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding the project qualifies as a Class 1 and 
3 Categorical Exemption pursuant to CEQA 
Guidelines section 15301 and 15303, and 
there are no exceptions pursuant to section 
15300.2; and 

2) Approving a Combined Development Permit 
consisting of a: 

a. Coastal Administrative Permit and 
Design Approval for the construction 
of a 730 square foot addition to the 
existing 3,745 square foot single 
family dwelling with a detached 810 
square foot garage, resulting in a 
4,375 square foot single family 
dwelling with an attached 910 square 
foot 2-car garage; 

b. Coastal Administrative Permit and 
Design Approval to allow 
construction of a 1,100 square foot 
accessory dwelling unit with an 
attached 600 square foot exercise 
room and golf simulator; and 

c. Coastal Development Permit to allow 
modifications to a legal non-
conforming land use (Pescadero 
Watershed Impervious Coverage). 

  
[PLN240303, STIVERS DAVID L & JEAN G TRS, 
3152 Spruance Road, Pebble Beach, Del Monte 
Forest Land Use Plan (APN: (008-501-006-000))] 

 

 
The STIVERS DAVID L & JEAN G TRS application (PLN240303) came on for public 
hearing before the County of Monterey Zoning Administrator on June 25, 2026.  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 
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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; 
- Del Monte Forest Land Use Plan (DMF LUP);  
- Monterey County Coastal Implementation Plan, Part 1, Zoning 

Ordinance (Title 20); and 
- Monterey County Coastal Implementation Plan, Part 5, (DMF 

CIP).   
No conflicts were found to exist. No communications were received 
during the course of review of the project, indicating any inconsistencies 
with the text, policies, and regulations in these documents.  

  b)  Project Scope. The project consists of the addition of 730 square feet to 
the existing single family dwelling and garage, which will result in a 
single family dwelling of 4,375 square feet with an attached 910 square 
foot garage. The project also includes construction of a 1,100 square 
foot accessory dwelling unit (ADU) with an attached 600 square foot 
exercise room and golf simulator. Associated site improvements include 
the replacement of 3,855 square feet of existing impervious driveway, 
walkways, and patios with pervious pavers and new impervious 
building and patio coverage, which will result in no change in existing 
impervious coverage. 

  c)  Allowed Use. The property is located at 3152 Spruance Road, Pebble 
Beach (APN: 008-501-006-000), in the Del Monte Forest Land Use Plan 
area. The parcel is zoned Low Density Residential with a density of 1 
acre per unit with Design Control overlay district in the coastal zone or 
“LDR/1-D(CZ)”, which allows additions to existing single family 
dwellings except in cases where the subject property is between the sea 
and the first public road paralleling the sea resulting in a 10% or more 
addition of the internal floor area. The proposed addition is 730 square 
feet to the existing 3,745 square foot single family dwelling with a 
detached 810 square foot garage; pursuant to a Coastal Administrative 
Permit (Title 20 section 20.70.120.A). The additions would result in a 
4,375 square foot single family dwelling with an attached 910 square 
foot garage and would comply with applicable site development 
standards outlined in Title 20 section 20.14.060. The proposed ADU 
complies with the applicable site development standards, pursuant to a 
Coastal Administrative Permit (Title 20 section 20.14.060 and 
20.64.030). Therefore, the project is an allowed use for this site. 

  d)  Lot Legality. The subject property (APN: 008-501-006-000) is 
approximately 2.22 acre and is identified in its current configuration as 
Lot 2 and 3 of the Pescadero Heights Subdivision No. 2, Tract No. 463 
as shown on the Cities and Towns Map, Volume 8, Page 21, in Block 1, 
dated June 30, 1969. Therefore, the County recognizes the subject 
property as a legal lot of record. The existing single family dwelling was 
constructed over both legal lots of record in approximately 1971. The 
owner proposes to have the existing single family dwelling remain and 
agrees to add a condition of approval (Condition No. 4) holding these 
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two legal lots under common ownership until such time as the single 
family dwelling, accessory dwelling unit, and all associated site 
improvements have been removed. Therefore, the existing single family 
dwelling would comply with applicable site development standards for 
setbacks, coverage, and floor area ratio as described below provided this 
agreement and condition remain in place.  

  e)  Development Standards. Title 20 section 20.14.060 identifies site 
development standards for Low Density Residential (LDR/1) zoning 
district, including setbacks, maximum height, allowable building site 
coverage, and Floor Area Ratio (FAR), pursuant to Title 20 sections 
20.14.060 and 20.64.030. Provided the subject property contains to hold 
as one lot as described in the evidence above and conditioned, the 
proposed development meets these standards.  
 
Allowable setback and height requirements for main structure and 
accessory structure (habitable) are below: 
 
Main Structure - single-family dwelling and attached garage: 
 Required: Proposed: 
Minimum Front Setback: 30 feet >30 feet 
Minimum Rear Setback: 20 feet >20 feet 
Minimum Side Setback:  20 feet >20 feet 
Maximum Height: 30 feet 15 feet 6 inches 

 
Accessory Structure (Habitable) – Accessory Dwelling Units: 
 Required: Proposed: 
Minimum Front Setback: 50 feet 50 feet 
Minimum Rear Setback: 4 feet >4 feet 
Minimum Side Setback:  4 feet >4 feet 
Maximum Height: 16 feet 15 feet  

 
The required setback between the main structure and habitable 
accessory structure is 10 feet, the proposed setback is greater than 30 
feet. 
 
The maximum allowable building site coverage is 15% (14,505 square 
feet), the proposed building site coverage is 9.1% (8,605 square feet). 
The maximum allowable FAR is 20% (19,341 square feet), the 
proposed FAR is 7.4% (6,985 square feet). Therefore, as proposed the 
project complies with the development standards pursuant to Title 20 
section 20.14.060. 
 
As described in Finding 1, Evidence “d”, the development occurs over 2 
separate legal lots of record. The lots have historically been held in 
common ownership and have been transferred jointly as one lot. In 
order to avoid inconsistences as it relates to site development standards, 
Condition No. 4 has been added, which will require the Owner to record 
on title a covenant and agreement to hold these two legal lots under 
common ownership until such time as the single family dwelling, 
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accessory dwelling unit, and all associated site improvements have been 
removed.  

  f)  Parking. Pursuant to Title 20 section 20.58.040 require that “Single-
Family Detached” have a minimum of 2 parking spaces per unit. CIP 
Part 6, Appendix 15 identified properties that are subject to ADU 
parking requirements. This property is not identified within the 
Appendix and is therefore not subject to the ADU parking requirements.   
The project as proposed consists of a 2-car garage with 3 on-site parking 
spaces. Therefore, the proposed project complies with the County’s 
parking regulations.  

  g)  Design/Neighborhood and Community Character. The project site and 
surrounding area are designated as being within a Design Control or 
“D” overlay subject to the regulations outlined in Title 20 Chapter 
20.44, which is intended to regulate the location, size, configuration, 
materials, and color of structures to assure protection of the public 
viewshed and the neighborhood character. The proposed addition and 
ADU will mirror the existing single family dwelling, which is designed 
in a modern, contemporary style. The existing home features clean lines, 
geometric shapes, and large expanses of windows, which will be 
mirrored in the addition and accessory structure. As designed, the 
proposed addition and accessory structure have colors that are consistent 
with the existing residence and nearby residences, which include 
smooth off-white cement exterior stucco and black windows. The 
exterior finishes will not detract from the surrounding environment and 
are consistent with the surrounding residential neighborhood character. 
Condition No. 9 has been applied to ensure that an exterior lighting plan 
is provided and approved prior to the issuance of building permits.  
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 General Plan, 
DMF LUP, DMF CIP, and Title 20. 

  h)  Accessory Dwelling Unit. As demonstrated in Finding 5, the project is 
consistent with the regulations outlined in Title 20 section 20.64.030.  

  i)  Cultural Resources. The Monterey County Geographic Information 
System (GIS) identifies the subject property as having moderate 
archaeological sensitivity. Pursuant to DMF CIP section 
20.147.080.B.1, a Phase I Archaeological Survey (County of Monterey 
Library No. LIB250110) was prepared. The survey found no indicators 
of culturally significant materials on site. There is no evidence that any 
cultural resources would be disturbed by this project. The potential for 
inadvertent impacts on cultural resources is limited and will be 
controlled by the application of the County’s standard project condition 
(Condition No. 3), which requires the contractor to stop work if 
previously unidentified resources are discovered during construction. 

  j)  Biological Resources. In accordance with the DMF LUP Policy 16, 
“prior to the approval of development on existing legal lots of record, a 
biological report shall be prepared by a qualified biologist for the 
purpose of determining the presence of rare, endangered, and/or 
sensitive native plant and animal species and habitats and developing 
appropriate siting and design standards.” Pursuant to DMF CIP section 
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20.147.040.B, a Biological Assessment (County of Monterey Library 
No. LIB250111) was prepared to ascertain if the site contained rare, 
endangered, and/or sensitive plant or animal species. The biological 
assessment did not find any indication or evidence of special status 
species on the site. The Biological Assessment did recommend that if 
construction activities occur during the nesting period (February 22 – 
August 1) the applicant shall obtain a nesting bird survey (Condition 
No. 8). Finally, as the project will occur in close proximity to a 27 inch 
at breast height Monterey Pine tree and root protection should be 
implemented prior to construction (Condition No. 7). Therefore, as 
proposed and conditioned the project will ensure the protection of 
Biological Resources and complies with the County’s regulations. 

  k)  Legal Nonconforming Pescadero Watershed. DMF LUP Figure 2b 
identifies the subject property to be within the Carmel Bay "Area of 
Special Biological Significance" watershed. The Pescadero watershed 
site coverage is implemented in the DMF CIP section 20.147.030.A.1.b. 
This limits impervious coverage in the Pescadero Watershed to 9,000 
square feet. The property was constructed in 1971 and, pursuant to the 
1969 building plans, had impervious coverage similar to that which exists 
today. Therefore, in this case, the exceedance of the allowed site coverage 
is a legal non-conforming land use. The property currently has an 
existing legal non-conforming impervious coverage of 13,140 square 
feet. The proposed development will maintain the existing impervious 
site coverage by replacing 3,855 square feet of existing impervious 
surface areas with pervious material. The addition and other site 
development improvements total 3,855 square feet of impervious 
surface area. This will result in no increase in the legal non-conforming 
impervious coverage and will result in impervious coverage of 13,140 
square feet. Title 20 section 20.68.020.C allows for a legal 
nonconforming land use, Pescadero Watershed Impervious Coverage, to 
a similar or more restricted nature, subject to a Coastal Development 
Permit in each case. The proposed project will not result in an expansion 
of the existing impervious coverage at the time the legal non-
conforming impervious coverage was established; therefore, the 
applicant qualifies to maintain their legal non-conforming status with 
the approval of a Coastal Development Permit. 

  l)  Public Access. As demonstrated in Finding 7, the project is in 
conformance with the public access and recreation policies in the 
Coastal Act and applicable Local Coastal Program.  

  m)  Land Use Advisory Committee. The project was reviewed by the Del 
Monte Forest Land Use Advisory Committee on the June 4, 2026 
meeting, where the committee unanimously recommended the project 
for approval (5 ayes, 0 noes, 1 absent). 

  n)  HCD-Planning staff conducted a site inspection on November 21, 2025 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  o)  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 PLN240303. 
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2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 
development and/or use. 

 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: HCD-Planning, Pebble Beach Community 
Service District, HCD-Engineering Services, HCD-Environmental 
Services, Environmental Health Bureau, and the California Coastal 
Commission. County staff reviewed the application materials and plans 
to verify that the project on the subject site conforms to the applicable 
plans and regulations, and there has been no indication from these 
departments/agencies that the site is not suitable for the development. 
Conditions recommended have been incorporated.  

  b)  The following technical reports were prepared for this property and are 
applicable to the proposed development: 
- “Geotechnical Investigation” (LIB250112), prepared by Grice 

Engineering Inc., Salinas, CA, February 6, 2025 
- “Phase I Archaeological Assessment” (LIB250110), prepared by 

Achasta Archaeological Services, Marina, CA, February 2024 
- “Phase I Historic Assessment” (LIB250113), prepared by Anthony 

Kirk, Ph.D., Palm Springs, February 1, 2025 
- “Biological Assessment” (LIB250111), prepared by Thompson 

Wildland Management, Monterey, CA February 18, 2025 
Upon independent review, staff concurs with the conclusions of the 
report. There are no physical or environmental constrains that render the 
site physically unsuitable for the proposed project.    

  c)  HCD-Planning staff conducted a site inspection on November 21, 2025 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  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 PLN240303. 

    
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 Community 
Service District, HCD-Engineering Services, HCD-Environmental 
Services, and Environmental Health Bureau, and the California Coastal 
Commission. The respective agencies have recommended conditions, 
where appropriate, to ensure that the project will not have an adverse 
effect on the health, safety, and welfare of persons either residing or 
working in the neighborhood.   

  b)  Necessary public utilities will be provided. Domestic water and sewage 
services are currently, and will continue to be, provided by CalAm 
through the Monterey Peninsula Water Management District and the 
Pebble Beach Community Services District (CSD). The applicant 
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provided correspondence from CalAm confirming the existing service 
connection to the property.  

  c)  HCD-Planning staff conducted a site inspection on November 21, 2025 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  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 PLN240303. 

    
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)  HCD-Planning staff conducted a site inspection on November 21, 2025 
to verify that the project on the subject parcel conforms to the plans 
listed above.   

  c)  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 PLN240303. 

    
5.  FINDING:  ACCESSORY DWELLING UNIT – The project meets the 

established regulations and standards as identified in Title 20, section 
20.64.030. 

 EVIDENCE: a) Title 20 section 20.64.030 establishes regulations and standards for 
which an accessory dwelling unit, accessory to the main residence on a 
lot, may be permitted. The project includes the construction of an 1,100 
square foot Accessory Dwelling Unit (ADU) that includes independent 
living facilities as shown in the attached plans (See attached plans and 
Finding 1). ADU’s within the Del Monte Forest require a Coastal 
Administrative Permit, pursuant to Title 20 section 20.64.030.G.  

  b) As proposed, the ADU is below the maximum 1,200 square foot floor 
area and will be the first ADU on the subject property. The proposed 
ADU is detached from the main dwelling and will be consistent with the 
design of said existing residence. 

  c) CIP Part 6, Appendix 15 identified properties that are subject to ADU 
parking requirements. This property is not identified within the 
Appendix; therefore, it is not required to provide a parking space for the 
ADU. Therefore, the project is consistent with the requirements of Title 
20, section 20.64.030.E.5. 

  d) The ADU meets the required site development standards and design 
criteria defined in Title 20 sections 20.14.060 and 20.64.030.E.3 and 
Chapter 20.44 (see Finding 1, Evidence “e” and “g”). 

  e) The application was reviewed by the Environmental Health Bureau 
(EHB) to ensure adequate sewage disposal and water supply facilities 
exist and are readily available to serve the ADU. EHB made the 
determination that the property has adequate public facilities and no 
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further comments or conditions were provided (See Finding 3 and 
supporting evidence). 

  f) HCD-Planning staff conducted a site inspection on November 21, 2025 
to verify that the project on the subject parcel conforms to the plans 
listed above. Staff researched County records to assess if any violation 
exists on the subject property and found no violations. (see Finding 4 
and supporting evidence). 

  g) The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN240303.  

    
6.  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 Sections 
15301 (e) and 15303 (a) and (e) categorically exempt additions to a 
single family dwelling and construction of single family dwelling and 
accessory structure in residential zones. 

  b)  The proposed project includes a 730 square foot addition to the existing 
single-family dwelling and the construction of a si attached garage and 
the construction of a 1,100 square foot ADU with an attached 600 
square foot exercise and golf simulation room. The project has public 
services and facilities are available, and will not have a significant 
impact on the environment. Therefore, the project qualifies for a Class 1 
and Class 3 categorical exemption pursuant to Section 15301 (e) and 
15303 (a) and (e) of the CEQA guidelines. 

  c)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on November 21, 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. The project site is not located in an 
environmentally sensitive area, and will not impact an environmental 
resource of hazardous or critical concern. The 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 a hazardous waste site, nor is it located near or within view 
of a scenic highway.  

  e)  See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to County of 
Monterey HCD-Planning found in Project File PLN240303. 

    
7.  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. 
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 EVIDENCE: a) No access is required as part of the project as no substantial adverse 
impact on access, either individually or cumulatively, as described in 
DMF CIP Section 20.147.130, can be demonstrated. 

  b) 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). 

  c) 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). 

  d) 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. 

  e) The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN240303. 

    
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 
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 qualifies as a Class 1and 3 Categorical Exemption pursuant to CEQA 
Guidelines section 15301 and 15303, and there are no exceptions pursuant to section 
15300.2; and 

2) Approve a Combined Development Permit consisting of a: 
a. Coastal Administrative Permit and Design Approval to allow the construction of a 

730 square foot addition to an existing 3,745 square foot single family dwelling 
with a detached 810 square foot garage; 

b. Coastal Administrative Permit and Design Approval to allow construction of a 
1,100 square foot accessory dwelling unit with an attached 600 square foot 
exercise room and golf simulator; and 

c. Coastal Development Permit to allow modifications to a legal non-conforming land 
use (Pescadero Watershed Impervious Coverage). 
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PASSED AND ADOPTED this 25th day of June, 2026: 
 
 

________________________________________ 
Mike Novo AICP, Zoning Administrator 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE. 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
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 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.  
 
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.   
 
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

PLN240303

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN240303) allows construction of a 730 square 

foot addition to an existing 3,745 square foot single family dwelling with a detached 810 

square foot garage, construction of a detached 1,100 square foot accessory dwelling 

unit with an attached 600 square foot exercise room and golf simulator, and associated 

site improvements, including modifications to a legal non-conforming land use 

(Pescadero Watershed Impervious Coverage). The property is located at 3152 

Spruance Road, Pebble Beach (Assessor's Parcel Number 008-501-006-000), 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 

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Combined Development Permit (Resolution Number 26-    ) was approved by the 

Zoning Administrator for Assessor's Parcel Number 008-501-006-000 on June 25, 

2026. The permit was granted subject to 9 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)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

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

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County 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)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County 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:
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4. PDSP001 - COVENANT AND AGREEMENT TO HOLD PROPERTY AS ONE PARCEL

PlanningResponsible Department:

Prior to issuance of building or grading permits, the Applicant /Owner shall record on 

title a "COVENANT AND AGREEMENT TO HOLD PROPERTY AS ONE PARCEL" or 

an equivalent agreement, approved as to form by the Office of County Counsel, that 

requires the Applicant/Owner and its successors to hold the two properties under 

common ownership until such time as the single family dwelling, accessory dwelling 

unit, and all associated site improvements have been removed.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building or grading permits, the Applicant /Owner shall record on 

title an agreement satisfying the language of this condition.

Compliance or 

Monitoring 

Action to be 

Performed:

5. 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:

6. 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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7. 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:

8. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

Any tree removal activity that occurs during the typical bird nesting season (February 

22-August 1), the County of Monterey shall require that the project applicant retain a 

County qualified biologist to perform a nest survey in order to determine if any active 

raptor or migratory bird nests occur within the project site or within 300 feet of 

proposed tree removal activity.  During the typical nesting season, the survey shall be 

conducted no more than 30 days prior to ground disturbance or tree removal.  If nesting 

birds are found on the project site, an appropriate buffer plan shall be established by 

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

No more than 30 days prior to ground disturbance or tree removal, the 

Owner/Applicant/Tree Removal Contractor shall submit to HCD -Planning a nest 

survey prepare by a County qualified biologist to determine if any active raptor or 

migratory bird nests occur within the project site or immediate vicinity.

Compliance or 

Monitoring 

Action to be 

Performed:
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9. 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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Water Mngmnt. Agency: MPWMD
Sewer Service Provider: Pebble Beach CSD
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SEE SITE PLAN ON SHEET A1.0 FOR EXTENTS OF PROPERTY;
SEE SITE PLAN ON SHEET A1.1 FOR PARTIAL SITE PLAN
IN AREA OF PROPOSED ADDIITON AND ADU

CONSTRUCTION PARKING NOTES:
PER DEL MONTE FOREST CONSTRUCTION REGULATIONS:
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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A B DC
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HINKLEY ATLANTIS 55602BZ
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WAC LIGHTING ENDURANCE
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SHIELDED DIRECTIONAL
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STEEL TUBE AT GATES AND
GATE FRAMES)
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COLORS &
MATERIALS
AND EXTERIOR
DETAILS

PARTIAL FLOOR PLAN AT PATIO FENCE
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PARTIAL WEST ELEVATION AT PATIO FENCE
Scale:  3/8"=1'-0"2

PATIO FENCE DETAILS
Scale:  3/4"=1'-0"6

COLOR & MATERIALS PHOTOS
Scale:  NOT TO SCALE3

A NEW CEMENT PLASTER SIDING
COLOR TO MATCH EXISTING

B NEW WOOD SHINGLE ROOFING
COLOR TO MATCH EXISTING

C NEW COMPOSITE DECKING
(AT NEW ADU DECK)

D NEW WINDOWS AND DOORS
COLOR TO MATCH EXISTING

SEE EXTERIOR ELEVATIONS ON SHEETS A3.1 & A3.2
SEE EXISTING PHOTOGRAPHS ON SHEET A6.3

E PAVERS AT NEW PATIOF WOOD POST
& HORIZONTAL SLATS
AT NEW PATIO FENCE

ELEVATION FROM PATIO SIDESECTION
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