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consistent with Big Sur Coast Land Use Plan policies regarding 
agricultural resources. The property is not designated as prime 
agricultural soils, nor is it designated for agricultural preservation or 
conservation. 

o) The total project area consists of one 49. 0 acre parcel, which is
proposed to be subdivided into two lots of 40. 0 and 9. 0 acres. Based on
the current land use designation and zoning classification, the property
could allow a density of 40 acres per unit. As proposed and designed,
this minor subdivision would create two parcels, with an existing and
proposed single family dwelling. Pursuant to Section 20.17.060, the
minimum building site in the WSC zoning classification shall be 1 acre
if approved as part of a clustered residential development, or the acres
per unit shown for the specific WSC district. This particular WSC
district designates 40 acres per unit. The increased density of
development is allowed by the transfer of development credit from a
donor site established under PC94155. See Finding No. 13.

p) The legality of the subject parcel identified as Assessor's Parcel
Number 421-011-001 .. 000 is supported by Parcel Map MS 81-14,
recorded December 2, 1981 (Volume 15, Page 18). In addition, the
existing property is developed with a single family residence and
accessory structures, and is therefore a legal parcel per Title 19, Section
19.14.045.A.2.

q) The project was referred to the South Coast Land Use Advisory
Committee (LUAC) for review. This application did warrant referral to
the LUAC because it involves development requiring CEQA review and
a Design Review subject to review by the Planning Commission. The
LUAC unanimously voted to support the project as proposed at a public
meeting held on August 24, 2004.

r) The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN030379.

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 artd agencies: RMA - Planning Department, CALFIRE 
Coastal (Fire Protection District), RMA - Public Works Department, 
Parks Department, Environmental Health Bureau, and Water Resources 
Agency. 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) Staff identified potential impacts to Cultural (Archaeological)
Resources, Biological Resources, and Soil Stability. The following
reports have been prepared:
- Preliminary Archaeological Reconnaissance (LIB040143) prepared

by Archaeological Consulting, Salinas, California, July 7, 2003.
- Biological Assessment (LIB040142) prepared by Nicole Nedeff,

Consulting Ecologist, Carmel Valley, California, June 2, 2003.
- Geotechnical Soib-Foundation & Geoseismic Report (LIB040144)
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prepared by Grice Engineering and Geology, Inc., Salinas, 
California, April 5, 2003. 

- Geological Hazards Investigation (LIB040145) prepared by Gasch
& Associates, Inc., Rancho Cordova, California, June 24, 2004.

- Biological Letter (LIB 130008) prepared by Fred Ballerini
Biological and Horticultural Services, Pacific Grove, California,
January 9, 2013.

The above-mentioned technical reports by outside consultants indicated 
that there are no physical or environmental constraints that would 
indicate that the site is not suitable for the use proposed. County staff 
has independently reviewed these reports and concurs with their 
conclusions. 

c) Staff conducted a site inspection on March 23, 2012, 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 Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN030379.

3. FINDING: HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances of
this 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 the RMA - Planning Department, 
CALFIRE Coastal (Fire Protection District), RMA - Public Works 
Department, Parks Department, Environmental Health Bureau, and 
Water Resources Agency. 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 facilities either are or will be provided. The existing
parcel and structures have the required septic system and water supply,
will continue to use these same facilities, and will have adequate septic
repair areas. The proposed parcel and structures (i.e., a single family
dwelling and non-habitable accessory structure) would require the
construction of a new septic system on the property. The
Environmental Health Bureau (EHB) reviewed the proposed project
application and determined that adequate space is available for a septic
system and a replacement area. The dwelling would also be serviced by
development of a spring-fed water supply. EHB applied conditions of
approval as required (Condition Nos. 15 and 16).

c) See Finding Nos. 1, 2, 4, 5, and supporting evidence.
d) Staff conducted a site inspection on March 23, 2012, to verify that the

site is suitable for the proposed use.
e) The application, project plans, and related support materials submitted

by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
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applicable land use plan regarding protection of the viewshed and 
environmentally sensitive habitat. In addition, the Applicant's proposal 
minimizes excavation by conforming to the existing site topography. 
Therefore, the proposed development is consistent with applicable 
policies regarding development on slope exceeding 30 percent, and an 
exception may be granted. 

c) The Planning Commission shall require such conditions of approval and
changes in the development as it may deem necessary to assure
compliance with MCC Section 20.145 .080 (Condition Nos. 7 and 8).

d) The project planner conducted a site inspection on March 23, 2012.
e) The subject project minimizes development on slopes exceeding 30% in

accordance with the applicable goals and policies of the applicable area
plan and zoning codes.

f) The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN030379.

8. FINDING: ESHA - The subject project minimizes impact on environmentally
sensitive habitat areas in accordance with the applicable goals and
policies of the applicable area plan and zoning codes.

EVIDENCE: a) The project includes application for development within 100 feet of 
environmentally sensitive habitat areas (ESHA). In accordance with the 
applicable policies of the Big Sur Coast Land Use Plan and the 
Monterey County Zoning Ordinance (Title 20), a Coastal Development 
Permit is required and the criteria to grant said permit have been met. 

b) Chapter 3.3, Environmentally Sensitive Habitats, of the Big Sur Coast
Land Use Plan, directs that development shall not result in disruption of
habitat value. County records and the biological report prepared for the
proposed structural development indicate the potential presence of and
impacts to Monarch butterflies, Smith's blue butterfly, Sitka willow
riparian forest habitat, and the dusky-footed woodrat. However, as
conditioned and mitigated, potential impacts to sensitive species and
habitat are considered to be less than significant. Upon implementation
of the mitigations measures, the development would not result in
disruption of habitat values. Furthermore, the proposed structural
development has been sited and designed to minimize or avoid potential
impacts to biological resources. Therefore, the project as designed is
consistent with the environmentally sensitive habitat policies regarding
protection of natural resources.

c) Monarch Butterflies: Tree cover on the existing parcel is composed of
non-native blue gum eucalyptus, planted Monterey cypress, Coast
redwoods, and Monterey pine. The proposed building site is surrounded
and vegetated by Northern Coastal Scrub habitat, characterized by low,
dense shrub cover including a variety of native and non-native species.
The proposed driveway area is covered with kikuyu grass and other
non-native plant species. A eucalyptus grove north and east of the
proposed building site has the potential to support Monarch butterflies
as an overwintering site, and the presence of Monarch butterllies is
presumed. Potential impacts to the eucalyptus grove have been
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minimized by design. Only two trees have been proposed for removal, 
and both are located within the proposed building site for the single 
family dwelling and away from the main area of the grove. Mitigation 
Measure 1 (Condition No. 28) will require the Applicant to survey the 
eucalyptus grove between the early fall months and late February to 
determine whether the stand supports mass overwintering of Monarch 
butterflies, and to avoid potential impacts by not conducting tree 
removal or construction activities between October I st and February 
28th

. In addition, Mitigation Measure 2 (Condition No. 29) will require 
the Applicant to avoid potential interference to nighttime butterfly 
roosting by minimizing exterior lighting that may affect butterfly 
roosting at night. 

d) Marine habitat: To ensure the protection of the rocky shore and marine
habitat at the base of the bluff, Mitigation Measure 3 (Condition No. 30)
will require the Applicant to install a debris fence during the
construction period on the inner margin of the seaward bluff around the
entire project area to prevent accidental dumping of vegetation or loose
material down the steep hillslope to the rocky shore below. The debris
fence shall remain in place and be maintained for the duration of
construction activities.

e) Smith's blue butterfly: No element of the proposed project occurs in
habitat that supports seacliffbuckwheat and Smith's blue butterfly.
Although no seacliff buckwheat plants were observed in the proposed
project area, the biologist identified seacliff buckwheat, the host plant
for the federally-listed/endangered Smith's blue butterfly, at a site to the
east across Highway 1. Due to the proximity of this site, including a
documented occurrence of Smith's blue butterfly, Mitigation Measures
4 and 5 (Condition Nos. 31 and 32) will require the Applicant to
incorporate best management dust control measures, train all
construction personnel on the requirement to follow the approved
control measures, and not allow off-highway parking of construction
vehicles on the easterly road shoulder of Highway 1 from June 15th

through August 15th
. 

f) Sitka willow riparian forest habitat: This habitat is found northwest of
the proposed building site. Although no aspect of the proposed project
will occur within the Sitka willow riparian forest area, temporary and/or
indirect impacts may occur during project construction activities.
Therefore, five mitigations are included to reduce potential impacts.
Mitigation Measure 6 (Condition No. 33) will require review of
construction plans by a qualified biologist and confirmation of
consistency with applicable recommendations. Mitigation Measure 7
(Condition No. 34) requires the installation of a silt-stop fence for a
distance of 40 feet on both sides of the wet meadow along the old
roadbed to define the allowable work area and protect the adjacent
habitat. The silt-stop fence shall remain in place and be maintained for
the duration of construction activities. Mitigation Measure 8 (Condition
No. 35) requires the installation of orange construction fencing during
the construction period in the Northern Coastal Scrub vegetation at least
100 feet beyond the drip line of the Sitka willow thicket. This fencing
shall encircle the southwestern boundary of the willow thicket from the
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