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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:  
YING RICHARD JAY & CHRISTINE TUTTLE TRS (PLN250228) 
RESOLUTION NO. 25-  
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding that the project qualifies as a Class 2 
Categorical Exemption pursuant to CEQA 
Guidelines section 15302 and there are no 
exceptions pursuant to Section 15300.2; and 

2) Approving a Design Approval to allow the 
demolition of a 3,136 square foot single family 
dwelling and 600 square foot garage, and 
construction of a 6,008 square foot single 
family dwelling with an attached 453 square 
foot garage, and associated site improvements.  

[PLN250228, Ying Richard Jay & Christine Tuttle 
Trs., 1002 Wranglers Trail, Pebble Beach, Greater 
Monterey Peninsula Area Plan (Assessor's Parcel 
Number 007-244-003-000)] 

 
 
 

 
The Ying Richard Jay & Christine Tuttle Trs., application (PLN250228) came on for a 
public hearing before the County of Monterey Zoning Administrator on December 11, 
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: 

RECITALS  
 

WHEREAS, the proposed project [PLN250228], located at 1002 Wranglers Trail, Pebble 
Beach, Greater Monterey Peninsula Area Plan (APN: 007-244-003-000), is consistent with the 
policies of the Monterey County 2010 General Plan, the Greater Monterey Peninsula Area Plan, 
and the Monterey County Zoning Ordinance (Title 21); 

WHEREAS, the subject parcel is zoned Medium Density Residential, with Building Site – 6, 
Design Control, and Recreational Equipment Storage zoning overlays (“MDR/B-6-D-RES”), 
which allows for the construction of the first single family dwelling on a legal lot of record, 
subject to the granting of a Design Approval; 

WHERERAS, as proposed, the project consists of the demolition of a 3,136 square foot single 
family dwelling and 600 square foot garage, and construction of a 6,461 square foot single 
family dwelling, inclusive of a 2,877 square foot basement and an attached 453 square foot 
garage, and associated site improvements including a driveway, deck, patio, concrete walls, and 
landscaping; 

WHEREAS, as detailed in the attached plans, the proposed project meets all required 
development standards established in Monterey County Code (MCC) Section 21.12.060 and 
2010 General Plan Policy LU-2.33(a); 

WHEREAS, the proposed colors and materials include light brown shiplap siding, natural 
limestone veneer, gray concrete accent siding, and a black metal roof. The proposed colors and 
materials, and bulk and mass blend with the surrounding environment, are consistent with the 
surrounding residential neighborhood character, and other dwellings in the neighborhood; 

WHEREAS, the proposed project is not located in an area of high visual sensitivity and as sited, 
designed, and conditioned, will not result in adverse visual impacts. Further, the project is 
consistent with the applicable scenic resource policies of the 2010 General Plan and the Greater 
Monterey Peninsula Area Plan; 

WHEREAS, in accordance with 2010 General Plan Policy and MCC Section 21.66.050, a Phase 
1 Archaeological Report was prepared. The results of the Phase I pedestrian survey were 



negative and indicated that the proposed project will have no significant effect on archaeological 
resources. The potential for inadvertent impacts to cultural resources is limited and will be 
controlled by application of the County’s standard project condition (Condition No. 3), which 
requires the Applicant/Owner to enter into a contract with a registered Archaeologist for on-call 
services, and for the contractor to stop work if previously unidentified resources are discovered 
during construction;  

WHEREAS, the subject property (0.2 acres) is identified in its current configuration as Lot 3 of 
Block 32 on a Final Map entitled “Monterey Peninsula Cpountry Club Subdivision No.1”, 
recorded in March 1925 (Volume 3, Cities & Towns, Page 26).  Therefore, the County 
recognizes the subject property as a legal lot of record; 

WHEREAS, Monterey County HCD-Planning and HCD-Building Services records were 
reviewed, and the County is not aware of any violations existing on subject property; 

WHEREAS, this project warrants referral to the Del Monte Forest (DMF) Land Use Advisory 
Committee (LUAC) because it involves a Design Approval subject to a public hearing. 
Accordingly, HCD-Planning staff attempted to schedule the project for the DMF LUAC review. 
However, no DMF LUAC meeting room is available until 2026, and thus all Del Monte Forest 
LUAC meetings in November and December 2025 were cancelled. Therefore, the LUAC did not 
make a recommendation on this project. To ensure timely processing, staff scheduled the project 
for the Zoning Administrator’s hearing; 

WHEREAS, California Environmental Quality Act (CEQA) Guidelines Section 15302 
categorically exempts the replacement of existing structures and facilities where the new 
structure will be located on the same site as the structure replaced and will have substantially the 
same purpose and capacity as the structure being replaced. The project involves the demolition 
of an existing single-family dwelling construction of a new single-family dwelling on a 
residentially zoned lot; therefore, the proposed development is consistent with CEQA Guidelines 
Section 15302. 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. No trees 
are proposed for removal and the proposed development is not visible from any scenic corridor. 
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. 
No known resources of concern, including biological, historical, or archaeological, are present. 
Therefore, the proposed development is consistent with CEQA Guidelines section 15302 and 
none of the exceptions under CEQA Guidelines section 15300.2 apply to this project; and 

WHEREAS, pursuant to Title 21 section 21.44.070, the Board of Supervisors shall consider 
appeals from the discretionary decisions of the Zoning Administrator, and the decision of the 
Board of Supervisors would be final and may not be appealed. 

 
NOW, THEREFORE BE IT RESOLVED, based on the above recitals, the Monterey County 
Zoning Administrator does hereby:  

1) Find that the project qualifies as a Class 2 Categorical Exemption pursuant to CEQA 
Guidelines section 15302 and there are no exceptions pursuant to Section 15300.2; and 

2) Approve a Design Approval to allow the demolition of a 3,136 square foot single family 
dwelling and 600 square foot garage, and construction of a 6,008 square foot single 
family dwelling with an attached 453 square foot garage, and associated site 
improvements.  

PASSED AND ADOPTED this 11th day of December, 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 OF THE BOARD ALONG WITH THE APPROPRIATE FILING FEE ON OR BEFORE 
DATE. 

 

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. 

2. 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. 

3. 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. 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250228

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Design Approval allows the demolition of a 3,136 square foot single family dwelling 

and 600 square foot garage, and construction of a 6,008 square foot single family 

dwelling with an attached 453 square foot garage, and associated site improvements . 

The property is located at 1002 Wranglers Trail, Pebble Beach (Assessor's Parcel 

Number 007-244-003-000), Greater Monterey Peninsula Area Plan.This permit was 

approved in accordance with County ordinances and land use regulations subject to 

the terms and conditions described in the project file.  Neither the uses nor the 

construction allowed by this permit shall commence unless and until all of the 

conditions of this permit are met to the satisfaction of the Director of HCD - Planning.  

Any use or construction not in substantial conformance with the terms and conditions 

of this permit is a violation of County regulations and may result in modification or 

revocation of this permit and subsequent legal action.  No use or construction other 

than that specified by this permit is allowed unless additional permits are approved by 

the appropriate authorities.  To the extent that the County has delegated any condition 

compliance or mitigation monitoring to the Monterey County Water Resources Agency , 

the Water Resources Agency shall provide all information requested by the County and 

the County shall bear ultimate responsibility to ensure that conditions and mitigation 

measures are properly fulfilled. (HCD - Planning)

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:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

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

Administrator for Assessor's Parcel Number 007-244-003-000 on December 11, 2025. 

The permit was granted subject to 7 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:
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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:

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:
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5. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-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 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 issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval .

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

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

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 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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6. PD047 - DEMOLITION/DECONSTRUCTION (MBUAPCD RULE 439)

PlanningResponsible Department:

In accordance with Monterey Bay Unified Air Pollution Control District Rule 439, 

construction plans shall include "Demolition and Deconstruction" notes that incorporate 

the following work practice standards:

1.       Sufficiently wet the structure prior to deconstruction or demolition. Continue 

wetting as necessary during active deconstruction or demolition and the debris 

reduction process;

2.       Demolish the structure inward toward the building pad.  Lay down roof and walls 

so that they fall inward and not away from the building;

3.       Commencement of deconstruction or demolition activities shall be prohibited 

when the peak wind speed exceeds 15 miles per hour.

All Air District standards shall be enforced by the Air District .

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of a demolition permit, if applicable, the 

Owner/Applicant/Contractor shall incorporate a "Demolition/Deconstruction" note on 

the demolition site plan that includes, but is not limited to, the standards set forth in this 

condition.  

During demolition, the Owner/Applicant/Contractor shall obtain any required Air District 

permits and the Air District shall conduct all deconstruction or demolition inspection 

activities as required by the Air District.

Compliance or 

Monitoring 

Action to be 

Performed:
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7. PD055 - CONSTRUCTION MANAGEMENT PLAN

PlanningResponsible Department:

The applicant shall submit a site-specific Construction Management Plan (CMP) to 

HCD-Planning and HCD-Engineering Services for review and approval that describes 

how the site will be managed during construction to protect onsite and nearby sensitive 

resources, avoid construction nuisance impacts to nearby properties, and reduce 

congesting/circulation impacts to the local transportation network. The applicant shall 

be required to adhere to the approved CMP. The Construction Management Plan shall 

include the following (as applicable):

• Names and contact information (primary and secondary) of parties responsible for 

project during construction.

• Summary table including:

• Types of construction vehicles and number of trucks and/or vehicle trips/day.

• Quantity and extent (acreage) of grading per day (Air Quality Management District 

Standards).

• Hours of operation.

• Project scheduling (dates) and duration of construction.

• Map illustrating:

• Location of project (vicinity map).

• Proposed route for hauling material.

• Location of Sensitive Receptors (schools, hospitals, etc) along haul route.

• Location of stockpiles and parking for construction vehicles.  

• Sensitive areas (tree protection zones, drainage, environmentally sensitive habitat, 

slopes, etc) where no parking, stockpiling, construction will occur. 

• The CMP shall: 

• Prescribe measures to reduce traffic impacts including but not limited to scheduling 

hauling and material deliveries off-peak hours and encouraging carpooling

• Prohibit blocking of access roads or driveways.

• Avoid impacting access to private properties by not parking on neighboring 

properties or impinging on the travel lane of access roads. Construction vehicles shall 

be encouraged to not park directly in-front of neighboring properties.

• Ensure pedestrian paths of travel are not impeded or that  alternative paths of travel 

are provided.

• Provide adequate storage and staging areas. Staging and storage areas shall be 

on-site to the maximum extent possible to reduce potential noise, dust, glare, and other 

impacts to neighboring property.

• If on-site storage and staging areas cannot be accommodated, appropriate best 

management practices shall be implemented to ensure that off -site storage and 

staging do not adversely impact access or cause excessive noise, dust, or lighting for 

neighboring properties. 

• The Applicant/Owner may need to obtain separate authorization to utilize off -site 

storage and staging areas. The owner/applicant shall be responsible for securing this 

authorization prior to approval of the CMP.

• Prior to the commencement of construction activities, the applicant shall post a 

publicly visible sign that outlines the specifics of the construction management plan , 

the telephone number of the on-site contractor, and the telephone number of the 

person to contact regarding complaints.  This contact person shall respond to 

complaints and take corrective action within 24 hours.

• Recommendations from the project biologist, arborist, archaeologist, and/or other 

qualified professionals relating to construction activities shall be included in the CMP .  

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:
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1. Prior to issuance of a construction permit, the Owner/Applicant/Contractor shall 

prepare and submit a CMP meeting the requirements of this condition to 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 yes, they of the project.

Compliance or 

Monitoring 

Action to be 

Performed:
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