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family dwelling; with variances to exceed Pescadero 
Watershed coverage limits and maximum lot coverage. 

Monterey County Certified Local Coastal Program; Local 
Combined Development Permit PLN990314. 

1 EXECUTIVE SUMMARY 
Staff recommends that the Commission determine that no substantial issue exists with respect 
to the grounds on which the appeal has been filed. Staff has determined that Resolution # 00-
309, which includes 18 special conditions established by the Board of Supervisors, conforms to 
the standards set forth in the Monterey County Certified Local Coastal Program, which includes 
the Del Monte Land Use Plan, the Coastal Implementation Plan Part 5 - Regulations for 
Development in the Del Monte Forest Land Use Plan Area, and Title 20 (Zoning Ordinance) . 
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The County's action allows for the demolition of an existing 3,718 sf one story single family 
dwelling, and construction of an 11,084 sf one-story, single family dwelling, a variance to 
exceed the 9,000-sf Pescadero Watershed structural and impervious surface limitation, and a 
variance to exceed the maximum allowable lot coverage of 15%. The project is located in the 
Del Monte Forest area of the Coastal Zone in Monterey County (project location and site vicinity 
maps are shown in Exhibits A and B, respectively). The property (APN 008-411-007) is an 
irregular "triangular" shaped parcel located at 1568 Cypress Drive, in Pebble Beach. The 1.23 
acre parcel is an non-conforming legal lot of record located in an area zoned LDR/1.5 (CZ), or 
Low Density Residential 1.5 acres per unit The parcel fronts and lies westerly of Cypress Drive, 
and between the 17th and 18th fairways of the Pebble Beach Golf Links (See Exhibit B Vicinity 
Map). 

The appellants contend (1) that the project does not comply with the Local Coastal Program in 
that approval of the project allows development in excess of the 15% allowable structural 
coverage limit, (2) the design is not sensitive to the aesthetic and visual requirements of the LCP, 
(3) the development doesn't match neighboring residences which do comply with the 15% 
building limit and (4) issuance of variances undermines the integrity of the land use plan. The 
full appeal is attached as Exhibit F. 

As discussed in the substantial issue section of this report, the approved project is consistent with 

, 
• 

I' • 

applicable regulations for development as established by the Monterey County Local Coastal • 
Plan (LCP). Monterey County's LCP provides for the granting of variances for coverage and the 
County made all of the required findings to issue such a variance. The parcel is deed restricted to 
one-story structures, which poses a special circumstance not imposed on all other parcels within 
the zoning district; therefore a variance to the 15% lot coverage was granted. The project, though 
limited by the pre-existing deed restriction for height, is consistent with the Floor Area Ratio, 
which helps to maintain the mass and bulk of structures relative to the parcel size. Therefore, the 
approved development is consistent with other similar parcels located in the LDR/1.5(CZ) 
zoning district The design is also consistent with the visual resource policies of the LCP and is 
compatible with other large homes that characterize the Pebble Beach area. Therefore the 
appellants' contentions raise no substantial issue with regard to policies of the LCP. 
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3 LOCAL GOVERNMENT ACTION 
The Monterey County Zoning Administrator first issued a Combined Development Permit 
(Resolution# 990314) for a Coastal Development Permit to demolish an existing 3,718 sf single 
family dwelling; Coastal Administrative Permit and Design Approval to construct a new 11,350 
sf single story single family dwelling; a Variance to exceed the Pescadero Watershed structural 
and impervious surface limitations; and a Variance to exceed the maximum allowable lot 
coverage of 15 percent, on May 11, 2000. While the project originally requested a variance to 
allow 21% site coverage, Resolution 990314 restricted the project not to exceed structural lot 
coverage of 17.5% (or 9,376 sf) of the 1.23-acre lot. 

Resolution 990314 was appealed to the Board of Supervisors by the applicants, who disagreed 
with certain conditions of approval (conditions 11, 15, 17 and 18, which required lot coverage 
limit of 17.5%, tree replacement for one 13" Oak tree removed by construction, exterior colors 
and materials to be used, and no additional building footprint for remodel of existing guesthouse, 
respectively). The applicant's appeal also claimed that there was no basis to deny the variance 

• request for the proposed lot coverage. 
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The Board of Supervisors heard the appeal against Zoning Administrator's Resolution 990314 on 
July 11, 2000. The Board of Supervisors upheld the appeal and adopted Resolution 00-309 
granting approval of the demolition, and construction of an 11,084 sf single- story, single family 
dwelling, a variance to exceed the total 9,000-sf Pescadero Watershed structural and impervious 
surface limitation, and a variance to exceed the 15% maximum allowable lot coverage. The 
Board's Resolution 00-309 allows total site coverage of 21%, but also requires that the project 
retain all stormwater runoff on site using a 1,500 gallon cistern-water detention pond (finding 8), 
use pervious materials for portions of the driveway, patio & walkway (condition 11), and 
perform tree removal in accordance with the Forest Management Plan prepared for the parcel 
(condition 13). The conditions specifying the exterior materials and colors to be used, and 
guesthouse remodeling requirements were not included in Resolution 00-309. 

The Coastal Commission received an appeal of the Board's action from Nancy and Wheeler 
Farrish on July 26,2000. However, the Commission did not receive the local government's final 
notice of the Board's action until November 13,2000. Commission staff then confirmed that the 
Farrish's still wanted to appeal, and subsequently filed their appeal. As the County record of the 
project was not received prior to the December 2000 Commission Hearing, the...-Commission 
opened and continued a public hearing of the appeal on December 14th, 2000. 

• 
.. 

• 

It should be noted that the Final Local Action Notice for Resolution 00-309 includes corrections 
for the total amount of existing (10,107 sf) and proposed (2,357 sf) impervious surfaces (as 
shown on page 10 and 11 of the Corrected Copy of the Resolution; see Exhibit E), which had • 
been given different values in other previous documentation of the project. 

4 APPEALPROCEDURES 
Coastal Act section 30603 provides for the appeal of approved coastal development permits in 
jurisdictions with certified local coastal programs for development that is (1) between the sea and 
the first public road paralleling the sea or within 300 feet of the inland extent of any beach or of 
the mean high tideline of the sea where there is no beach, whichever is the greater distance; (2) 
on tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or 
stream, or within 300 feet of the top of the seaward face of any coastal bluff; (3) in a sensitive 
coastal resource area; ( 4) for counties, not designated as the principal permitted use under the 
zoning ordinance or zoning district map; and (5) any action on a major public works project or 
energy facility. This project is appealable because it is located between the sea and the first 
public road paralleling the sea. 

The grounds for appeal under section 30603 are limited to allegations that the development does 
not conform to the standards set forth in the certified local coastal program or the public access 
policies of the Coastal Act. Section 30625(b) of the Coastal Act requires the Commission to 
conduct a de novo coastal development permit hearing on an appealed project unless a majority 
of the Commission finds that "no substantial issue" is raised by such allegations. Under section • 
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30604(b ), if the Commission conducts a de novo hearing, the Commission must find that the 
proposed development is in conformity with the certified local coastal program. Section 
30604(c) also requires an additional specific finding that the development is in conformity with 
the public access and recreation policies of Chapter Three of the Coastal Act, if the project is 
located between the nearest public road and the sea or the shoreline of any body of water located 
within the coastal zone. 

5 STAFF RECOMMENDATION ON SUBSTANTIAL 
ISSUE 

MOTION: I move that the Commission determine that Appeal No A-3-
MC0-00-150 raises NO substantial issue with respect tor the 
grounds on which the appeal has been filed under § 30603 of 
the Coastal Act. 

• STAFFRECOMMENDATION: 

• 

Staff recommends a Yes vote. Passage of this motion will result in a finding of No Substantial 
Issue and adoption of the following resolution and findings. If the Commission finds No 
Substantial Issue, the Commission will not hear the application de novo and the local action will 
become final and effective. The motion passes only by an affirmative vote of the majority of the 
appointed Commissioners present. 

RESOLUTION TO FIND NON-SUBSTANTIAL ISSUE: 

The Commission hereby finds that Appeal No. A-3-MC0-00-150 does not present a 
substantial issue with respect to the grounds on which the appeal has been filed under § 
30603 of the Coastal Act regarding consistency with the Certified Local Coastal Program 
and/or the public access and recreation policies of the Coastal Act. 

6 RECOMMENDED FINDINGS AND DECLARATIONS 

The Commission finds and declares as follows: 

Califomia Coastal Commission 
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6.1 Project Location and Description 

The San Giacomo property (APN 008-411-007) is an irregular "triangular" shaped parcel located 
at 1568 Cypress Drive, in the Del Monte Forest area of Monterey County (See Exhibit A. 
Regional Map). The 1.23 acre parcel is a non-conforming legal lot of record located in an area 
zoned LDR/1.5 (CZ), or Low Density Residential 1.5 acres per unit. The parcel fronts and lies 
westerly of Cypress Drive, and between the 17th and 18th fairways of the Pebble Beach Golf 
Links (See Exhibit B Vicinity Map and Exhibit C Parcel Map). All properties fronting the 4th and 
18th holes of the Pebble Beach Golf Links are limited to one-story structures by deed restriction 
(Exhibit 1). As the subject parcel fronts the 18th hole of the Golf Links, the proposed residence is 
also limited to one-story. 

The project is also located within the Pescadero Watershed, which drains to the Carmel Bay, an 
Area of Special Biological Significance due to the environmentally sensitive aquatic habitats 
present. 

, 

• 

The County's approval allows for the demolition of an existing 3,718 sf one-story single family 
dwelling and construction of a new 11,084 sf one-story single family dwelling (wliich includes 
9,327 sf of interior floor space and 1,757 sf of covered porch space). The project also proposes 
to reduce the amount of impermeable paved surfacing, from an estimated 10,107 sf of existing 
paved surfacing to 2,357 sf (which includes the 1,757 sf of covered porch area and another 600 
sf of uncovered patio area), for a total impervious coverage of 11,684 sf. As shown on the plans, • 
the entry drive and parking area would be constructed using pervious surfacing materials 
(Exhibit D). 

While the total coverage is an overall reduction in impervious surface coverage of 2, 141 sf, the 
project still exceeds the 9,000-sf limit (5,000-sf structural coverage and 4,000-sf paved surface) 
limit for development within the Pescadero Watershed. However, the County's action also 
requires that the applicants retain all stormwater on the property by installation of a new drainage 
system and 1,500 gallon cistern-water detention pond. This condition serves to protect water 
quality within the Pescadero Watershed and the Carmel Bay ASBS, and hence accomplishes the 
water quality protection goal of limiting total impervious surfaces. The actual drainage plans 
show a 1,500-gallon sand/oil interceptor and a 15,000-gallon storm water/irrigation storage tank 
for detention of stormwater runoff and reuse for irrigation. 

The project additionally calls for the removal of one cypress tree to allow construction of the 
new residence, however tree removal will be in accordance with the Forest Management Plan, 
which indicates that this tree was planted, rather than naturally occurring on site. The project will 
also retain most of the existing hedge that surrounds the property. The project also proposes to 
screen the structure by adding a new stone wall and additional hedging along the north side of 
the parcel, and along Cypress Drive. 

California Coastal Commission 
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6.2 Substantial Issue Analysis - Consistency with Local 
Coastal Program 

6.2.1 APPELLANT'S BASIS FOR APPEAL 
The appellants contend (1) that the project does not comply with the Local Coastal Program in 
that approval of the project allows development in excess of the 15% allowable structural 
coverage limit, (2) the design is not sensitive to the aesthetic and visual requirements of the LCP, 
(3) the development doesn't match neighboring residences which do comply with the 15% 
building limit and (4) issuance of variances undermines the integrity of the land use plan. The 
full appeal is attached as Exhibit F. 

6.2.2 SITE COVERAGE 

6.2.2. 1 Appellants' Contention 
The appellants contend that by granting a variance, the County's approval of the project allows 
for development in excess of the 15% allowable structure limit. The appellants further contend 
that allowance of variances undermines the integrity of the Land Use Plan . 

6.2.2.2 Relevant LCP Policy 
Section 20.14.060.E of the Monterey County Local Coastal Program (Zoning Ordinance) limits 
Building Site Coverage to a maximum of 15%. 

Coverage is defined under Section 20.06.250 to mean: 

"any area covered by a structure, structures or structure protrusions including decks 
twenty-four inches or more above grade but not including building eaves of thirty inches 
or less and similar non-usable areas, paved driveways, sidewalks, paths, patios and 
decks less than twenty-four inches above grade. " 

Zoning Ordinance Section 20.78 of the LCP allows modifications to setback, coverage, height, 
building site area, floor area ratio and development standard regulations, when, as required by 
Section 20.78.040, it can be found: 

A. That because of special circumstances applicable to subject property, including size, 
shape, topography, location or surroundings, the strict application of [the Zoning 
Ordinance 1 is found to deprive subject property of privileges enjoyed by other 
properties in the vicinity and under identical zone classifications; and 

B. That the variance not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the vicinity and zone in which such propoerty is 
situated . 

California Coastal Commission 
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C. A Variance shall not be granted for a use or activity, which is not otherwise expressly 
authorized by the zone regulation governing the parcel or property. 

Additionally, Section 20.78.050.C indicates that additional conditions can be required by the 
appropriate authority (in this case, the Board of Supervisors) in connection with the Variance 
" ... as deemed reasonable and necessary under the circumstances to preserve the integrity and 
character of the zoning district and to secure the general purposes of [the zoning ordinances]." 

6.2.2.3 Analysis 
The subject parcel is 1.3 acres (53,579 sf). The 15% site coverage limitation would allow for a 
structure that is 8,037 sf. The County approved the applicants' request for a variance of the 
maximum site coverage, and allows for a total site coverage of 11,084 sf, which is nearly 21% of 
the site. As defined above, the 11,084 sf site coverage for the subject property includes 9,327 sf 
of interior floor space and 1,757 sf of covered porch space (or loggias as shown on the plans; 
Exhibit D). 

~ 

• 

As the parcel fronts the 18th fairway of the Pebble Beach Golf Links, any development on the 
subject parcel is restricted by deed to be no more than one story in height. This deed restriction 
has been required for all houses that front the 4th and 18th fairways of the Pebble Beach Golf 
Links, but is not required for all parcels within the LDR zoning district. As this puts limitations 
on the subject site that are not imposed on all parcels within this zoning district, the County is • 
allowed, as provided by Section 20. 78.040.A, above, to grant a variance due to the special 
circumstances of the subject parcel. The County's final action (Resolution 00-309) makes the 
findings required by Section 20.78.040 above to grant such a variance, and indicates that several 
adjacent homes along the 18th fairway also exceed the 15% lot coverage requirement. The 
resolution also indicates that although the approved development would exceed the 15% lot 
coverage, it is consistent with the 17.5% Floor Area Ratio that serves to control the basic bulk 
and mass of structures relative to property size within the LDR zoning district. As shown on 
Exhibit G, the size of the residence is also in line with other properties in the area, which 
includes site coverage in the range of 8,000 to 15,000 sf (see also photos in Exhibit H). 

6.2.2.4 Conclusions 
The County has acted in a manner that is provided for by the certified LCP, since the granting of 
a variance for site coverage is permissible by the LCP, and the County has made all required 
findings for granting such a variance. Therefore the appellants' contentions regarding site 
coverage limits and the issuance of a variance undermining the integrity of the LCP does not 
raise a substantial issue with regard to conformance with policies of the LCP. 

California Coastal Commission 
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6.2.3 VISUAL AND AESTHETIC RESOURCES 

6.2.3. 1 Appellants' Contention 
The appellants contend that the project design is not sensitive to aesthetic and visual 
requirements of the LCP and that the project design does not match neighboring residences that 
do comply with the 15% building site coverage limitation. 

6.2.3.2 Relevant LCP Policy 
The appellants refer to the Del Monte Forest Area Planning Goals listed on page viii of the Del 
Monte Forest Land Use Plan: 

to minimize the adverse effects of visual and aesthetic factors of development through 
the application of sensitive design 

to obtain an optimum match between land uses, existing facilities, and natural 
resources 

The language of this section of the Del Monte Forest LUP indicate that these are not actual 
policies of the LUP, but rather goals designed to protect coastal resources. Some relevant LCP 
policies include the following: 

LUP Policy 51. Areas within visually prominent settings identified on the LUP Visual 
Resources Map, when proposed for development, should be developed so that the lots 
and/or buildings are situated to allow the highest potential for screening from view the 
development and its access roads ... 

LUP Policy 55 .... New structures shall be designed to harmonize with the natural setting 
and not be visually intrusive. 

LUP Policy 56. Design and siting of structures in scenic areas should not detract from 
scenic values of the forest, stream courses, ridgelines, or shoreline. Structures, including 
fences, shall be subordinate to and blended into the environment, using appropriate 
materials to achieve that effect ... 

LUP Policy 57. Structures in scenic areas shall utilize native vegetation and topography 
to provide screening from the viewing area .... 

6.2.3.3 Analysis 
The subject parcel is located within the area visible from Pont Lobos and within the view area 
from 17-Mile Drive and vista points. The zoning ordinance Section 20.14.060.C allows for a 
height limit of 30 feet for development in the LDR/1.5 (CZ) zoning district. However, a one­
story height limit has been placed on properties that front the 4th and 181

h fairways by deed 
restriction (see Exhibit I). As described by staff of the Pebble Beach Company (the original 
developers), the intent of the deed restriction is to maintain a low profile for houses located 

California Coastal Commission 
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adjacent to the premier golf holes on the course, which is one of the main scenic resources 
located along the coast. 

As required by the deed restriction, the project approved by the County has been designed as a 
one-story structure, similar to other residences which front the 4th and 18th fairways of the Pebble 
Beach Golf Links. The design has incorporated the use of existing hedging along with new 
hedging to screen the structure from Cypress Drive and from views across the 17th fairway. 
While the design will be visible from the shoreline and 18th fairway, it will maintain the low 
profile of the existing one-story structure, which can also currently be viewed from these 
locations. The existing low hedge adjacent to the golf cart trail south of the site will also remain. 
The design is consistent with the surrounding area, which is known for the grand custom built 
homes that surround the fairways of one of the worlds best known golf courses, and so does not 
detract from the scenic value of the existing setting. 

Other areas zoned LDR/1.5(CZ) are allowed to build up to 30 foot high, and so are able to build 
homes with greater than one story. These parcels are thereby provided with the ability to more 
easily conform to the 15% building coverage by building upward. However, while much larger 
in scale than the existing structure, the floor area ratio for the new structure is consiStent with the 
17.5% floor area ratio required for the LDR/1.5(CZ) zoning district. 

6.2.3.4 Conclusions 
The project, though limited by a pre-existing deed restriction for height, is consistent with the 
Floor Area Ratio, which helps to maintain the mass and bulk of structures relative to the parcel 
size. Therefore, the approved development is consistent with other similar parcels located in the 
LDR/1.5(CZ) zoning district. The project has been designed in a manner that is compatible with 
the visual resource policies of the LCP and is compatible with other large homes that 
characterize the Pebble Beach area. Therefore, the appellants' contentions do not raise a 
substantial issue with regards to aesthetic and visual requirements of the LCP. 

6.3 Substantial Issue Analysis - Conclusions 
In conclusion, the appeal does not raise a substantial issue in terms of compliance with the LCP 
policies related to site coverage, aesthetic and visual resources and variances. As conditioned, 
Resolution # 00-309 does conform with LCP policies of the Monterey County Certified Local 
Coastal Policy, which includes the Del Monte Forest Area Land Use Plan and Title 20 Zoning 
Ordinances. Additionally, while the project does not provide any additional public access, it has 
no adverse impact on public access, either cumulatively or individually. Adequate public access 
and recreational opportunities are provided adjacent to the subject parcel, and throughout the 
Pebble Beach area. Additionally, shoreline access is available at the nearby Stillwater Cove, 
which can be reached via Cypress Drive. Therefore the project is in conformance with the public 
access and public recreation policies of the Coastal Act and LCP, and does not interfere with any 
form of historic public use or trust rights. 

California Coastal Commission 
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PROPOSED FLOOR AREA RATIO (FAR) 
SangiacomG Residence.- 1568 Cypress Drive, 41!21200 

Area of Lot: 1.23 Acres x 43,560sf/acre 53,579 sf 

Floor Area Ratio: 1?.5% 

Allowable Floor Area: 53,579 sfx .175 9,376 sf 

Total Proposed Floor Area: 9,327 sf 
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REC IV ED 

NOV 13 2000 
. 

Resolution No. 00-309 --

Before the Board of Supervisors in and for the 
County ·or Monterey, State of California 

) 
Approve the Combined Development Permit for a ) 

COASTAL COMMISSION CALIFORNIA ' 
CENTRAL COAST AREA 

Coastal Development Permit (San giacomo/ ) 
PLN990314) to demolish an existing 3,718 square foot ) 
single-family; Coastal Administrative Permit and ) 
Design Approval to Construct a new 11,084 square ) 
foot single-story, single family dwelling; a Variance to ) 
exceed the Pescadero Watershed structural and ) 
impervious surface limitations; and a Variance to 
exceed the maximum allowable lot coverage of 15 
percent. The property is fronting on and westerly of 
Cypress Drive, located at 1568 Cypress Drive 
(Assessor's Parcel Number 008-411-007-000), in the 
Del Monte Forest area of the Coastal Zone. 

) 
) 
) 
) 
) 
) 

WHEREAS: The Monterey County Board of Supervisors pursuant to regulations established by local 
ordinance and state law, has considered, at a public hearing, a Combined Development Permit for a project 
located at 1568 Cypress Drive in the Del Monte Forest area of the Coastal Zone. 

WHEREAS: Said proposal includes: 

1) Adoption ofNegative Declaration; 
2) Combined Development Permit for a Coastal Development Permit to demolish an existing 3,718 

square foot single-family, 
3) Coastal Administrative Permit and Design Approval to construct a new 11,084 square foot single­

story, single family dwelling; 
4) Variance to exceed the Pescadero Watershed structural and impervious surface limitations; and 
5) Variance to exceed the maximum allowable lot coverage of I 5 percent. 

NOW, THEREFORE, the Board of Supervisors finds as follows: 

• 

1. FINDING: The proposed project consists of a Combined Development Permit for a Coastal 
Development Permit and Design Approval (Sangiacomo/ PLN990314) to demolish an 
existing 3, 718 square foot single-fanlily; Coastal Administrative Permit and Design 
Approval to demolish a single-story residence and construct a new 11,084 square foot 
single-story, single family dwelling; a Variance to exceed the Pescadero Watershed 
structural and impervious surface limitations; and a Variance to exceed the maximum 
allowable lot coverage of 15 percent. The property is fronting on and westerly of 
Cypress Drive, located at 1568 Cypress Drive (Assessor's Parcel Number 008-411-007-
000), in the Del Monte Forest area of the Coastal Zone. The project, as described in the. 
application and attachments, and as conditioned, conforms to the plans, policies, 
requirements and standards of the Del Monte Forest Land Use Plan, Del Monte Forest 
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EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 
EVIDENCE: 
EVIDENCE: 

2. FINDING: 

EVIDENCE: 

FINDING: 

Coastal Implementation Plan (Part 5). The project does not conform to the Monterey 
County Coastal Zoning Ordinance (Title 20) . 

The Planning and Building Inspection staff reviewed the project for conformance with: 
1) The certified Del Monte Forest Area Land Use Plan, 
2) Zoning regulations for the "LDR/1.5 (CZ)" district in the Coastal Zone; and 
3) The certified Del Monte Forest Area Coastal Implementation Plan, Part 5, Chapter 
20.14 7 "Regulations for Development in the Del Monte Forest Land Use Plan Area. 
Design Approval Request form with plans recommended for denial (0-7-2) by the Del 
Monte Forest Land Use Advisory Committee, October 28, 1999. 
The project planner conducted a site visit on January 15, 2000 to verifY that the 
proposed project complies with the Monterey County Coastal Implementation Plan 
(Part 5). 
The application and plans submitted for the Coastal Development Permit as found in 
Planning File No. 990314 of the Monterey County Planning and Building Inspection 
Department. 
An archaeological survey prepared by Archaeological Consulting, dated October 4, 
1999, concluded that resources exist on the site. Therefore, the project is conditioned 
to have on-site monitoring during demolition of the existing foundations and 
pavements, grading, excavations for footings and utilities, etc. ,.. 
The project is not consistent with the Del Monte Forest Area Coastal Implementation 
Plan, Part 5, Chapter 20.147.030.A.Lb, pertaining to maximum structural coverage of 
5, 000 square feet. 
The project is not consistent with Title 20, Section 14.060.E regarding 15 percent lot 
coverage. 
A Forest Management Report was prepared for the project by Stephen Staub and is 
dated September 28, 1999. Trees to be removed are determined to be shrubbery, not 
native trees and their removal does not constitute a significant impact and is considered 
consistent with the Del Monte Forest Area Land Use Plan Coastal Implementation Plan 
(Section 20.147.050.A.1.a). 
An historical analysis of the existing dwelling proposed to be removed was conducted 
on behalf of the project applicant by Kent Seavey and is dated September 20, 1999. 
A geologic report prepared by Foxx, Nielsen and Associates dated October 1999. 
A geotechnical report prepared by Haro, Kasunich and Associates dated October 1999. 
Staff report and administrative record contained in Project File No. 990314. 

The project will not have a significant adverse impact on the environment and a 
Negative Declaration has been adopted by the Board of Supervisors. An initial study 
was prepared for the project and it was determined that the project would have no 
significant impacts and a Negative Declaration was filed with the County Clerk January 
21, 2000, and noticed for public review, and circulated to the State Clearinghouse. 
The Board of Supervisors considered public testimony and the initial study. 

Initial Study and Negative Declaration contained in project File No. 990314 .. 

Considering the record as a whole, there is no evidence that the project will have potential 
for adverse effect either individually or cumulatively on wildlife resources as defined under 
Section 759.2 and 711.2 of the Fish and Game Code. 
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EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

4. FINDING: 

EVIDENCE: 

EVIDENCE: 

EVIDENCE: 

5. FINDING: 

EVIDENCE: 

6. FINDING: 

EVIDENCE: 

7. FINDING: 

EVIDENCE: 

The administrative record as a whole, which must and does contain the following · 
information, supports the above finding. The Initial Study prepared for the Sangiaco~ 
project concludes that there will be no impacts to biological resources. • •. ...., 
Staff analysis contained in the Initial Study and the administrative record as a whole 
indicate the project will not result in changes to resources listed in Section 73S.S(d) of 
the Department ofFish and Game regulations. 
Initial Study and Negative Declaration contained in project File No. 990314. 

The proposed project is located in the Pebble Beach Planning Area of the Del Monte 
Forest Land Use Plan area. In this Planning Area, the maximum structural coverage is 
5,000 square feet and the maximum impervious surface coverage is 4,000 square feet 
(9,000 total square feet) (20.147.030.Al(b)). The project, although not meeting the 
requirements shown above, is subject to special circumstances, and with the application 
of certain conditions will meet the intent of the SectiQil 20.147.030.A.l by reducing 
existing impervious coverage and providing onsite stormwater retentionas described in 
the following findings and evidence. 

The intent of the coverage limitations is to reduce the amount of stormwater runoff into 
Carmel Bay, which is an area of Special Biological Si,gnificance (ASBS) 
(20 .14 7. 03 0 .A), thereby protecting an area of marine biological significance. 
The applicant will implement the intent of policy 20.147.030.A by significantly 
reducing the existing impervious surfacing ( estima!~~ .. to be IV). square fee~) and 
constructing impervious surfacing of not more than Ill square feet. • 
Staff report and administrative record contained in Project File No. 990314. 

Development of properties located in the Monterey Peninsula Water Management District 
("District") depends in large part, on the availability of water pursuant to an allotment 
system established by the District based on a prorationing of the known water supply for 
each of the jurisdictions served by the California-American Water Service Company. 
Staff report, oral testimony at the hearing; administrative record. 

Based upon the District's water allotment system, the County of Monterey ("County") has 
established a system of priority distribution of water allocation for properties within its own 
jurisdiction. Current information available to the County indicates that the County's share of 
water under the District's allotment system, over which the County has no contra~ has been 
exhausted to the point that the County is unable to assure that property owners who do or 
have obtained development permits for their properties will be able to proceed with their 
development projects. 
Staff report, oral testimony at the hearing; administrative record. 

In view of the preceding finding, and the fact that the present application for a use permit 
otherwise meets all County requirements, the County approves the application subject to 
determination by the Monterey County Water Resources Agency, in the form of a water 
availability certification, that water is available for the project and the applicant's being able 
to obtain a water use permit from the District. • 
Staff report, oral testimony at the hearing; administrative record. 
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8. FINDING: 

EVIDENCE: 

EVIDENCE: 

Because of special circumstances applicable to the subject property, the strict 
application of Title 20 for the Pescadero Watershed structural and impervious surface 
coverage limitation would deprive the property owner of the privileges enjoyed by 
other Del Monte Forest/Pescadero Watershed area property owners to remodel and 
modernize older residences under an identical zone classification. 

The subject property is legal nonconforming for site coverage. The existing residence 
and driveway/patio areas (total)il~fill square feet) are in excess of the allowable 9,000 
square foot combined structural and impervious surface coverage limitation. 
The intent of the Pescadero Watershed coverage limitations is to reduce the amount of 
stormwater runoff into Carmel Bay, thereby protecting an area of marine biological 
significance. The applicant will implement the intent of the ~.~~2ad~ro Watershed 
coverage policy by significantly reducing the legal nonconforming !l~r1fl square feet of 
exterior impervious surface coverage (existing driveway, . . and The 
~P.p!icant will reduce the impervious surface coverage to ,: .. t·:):)<: .. ,. : ,: 

pQ~~ by removal of some walkways, eliminating a large driveway turn-around and 
converting the driveway and patio to pervious material. In addition, the applicant shall 
install a new drainage system to retain all stormwater on the property including a 

- iJ!~1~qg-gallon cistern-water detention pond. Although completion of the proposed 
project will still result in the property coverage exceeding the 9,000 square foot ,. 
combined structural and impervious surface coverage limitation, there will be a net 
reduction in overall coverage. Therefore, reduced site coverage will reduce the amount 
of surface runoff, which is the intent of the Pescadero Watershed policy. 

• EVIDENCE: 

9. FINDING: 

Justification Letter provided by applicant and materials in File 990314 . 

The variance request from the strict application of Title 20 as it pertains to the Del 
Monte Forest/Pescadero Watershed structural and impervious surface coverage 
limitation would not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the project vicinity and zone in which such property 
is situated. 

EVIDENCE: 

10. FINDING: 

Numerous properties in the Del Monte Forest/Pescadero Watershed have been granted 
variances related to the Pescadero Watershed coverage limitations. Said variances are 
on file at the Monterey County Planning and Building Inspection Department. 

Approval of the Variance to exceed the allowable 1 5 percent lot coverage does not 
constitute a grant of privileges inconsistent with the limitation upon other properties in 
the vicinity and zone in which such property is situated. 

EVIDENCE: The zoning regulations for this and similarly zoned properties are subject to 17.5 
percent floor area ratio (FAR). FAR is a key factor in controlling the mass and bulk of 
development in proportion to property size. The variance as approved allows the FAR 
to be located entirely on the ground floor as a single story development. Although 
additional coverage is provided, which exceeds the 15 percent maximum lot coverage, 
the basic bulk and mass regulations for the property and the area will not be exceeded. 

• 
The resultant lot coverage is similar to several adjacent homes along the ocean side of 
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EVIDENCE: 

EVIDENCE: 
EVIDENCE: 

11. FINDING: 

EVIDENCE: 

EVIDENCE: 
EVIDENCE: 

12. FINDING: 

EVIDENCE: 

13. FINDING: 

EVIDENCE: 

A deed restriction on the property limits the property owner from having a second 
story and a larger house and that other houses in the area are larger and exceed the 15 · 
percent lot coverage. • 
Justification Letter provided by applicant and contained in File 990314. 
Administrative record contained in File PLN990314. 

Because of special circumstances applicable to the subject property, including size, 
shape, topography, location or surroundings, and a deed restriction on the property 
prohibiting a second floor, the strict application of Title 20 is found to deprive the 
subject property of privileges enjoyed by other properties in the vicinity, and under 
identical zone classification. 

A deed restriction on the property limits the property owner from having a second 
story and a larger house and that other houses in the area are larger and exceed the 15 
percent lot coverage. 
Justification Letter provided by applicant and contained in File 990314. 
Administrative record contained in File PLN990314. 

The establishment, maintenance and operation of the proposed development applied for 
will not under the circumstances of the particular case, be detrimental to the health, 
safety, peace, morals, comfort, and general welfare of the persons ;esiding or working 
in the neighborhood or to the general welfare of the County. 

The project as described in the application and accompanying materials was reviewed • 
by the Department of Planning and Building Inspection, California Department of 
Forestry and Fire Protection (CDF)/Pebble Beach Community Services District, Public 
Works Department, Parks Department, Environmental Health Division, Monterey 
County Water Resources Agency and the Del Monte Forest Land Use Advisory 
Committee. The respective departments, agency and committee 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, or the County in general. 

The project, as approved by the Board of Supervisors, is appealable to the California 
Coastal Commission. 

Section 86.080.1 of Title 20, Monterey County Coastal Implementation Plan- Part 1. 

NOW, THEREFORE, the Board of Supervisors resolves as follows: 

1) Adopt the Negative Declaration and Initial Study consisting of: 

a. The Negative Declaration and Initial Study (Negative Declaration filed on 1/21/2000); 

2) Adopt findings pursuant to CEQA contained herein; and 
3) Approve said application based on the above findings and subject to the following conditions (the 

following conditions are those prescribed to the project by the Board of Supervisors at their July 11, 2000 • 
EXHIBIT E A-3-00-150 12 l, 
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hearing): 

The proposed project consists of a Combined Development Permit for a Coastal Development Permit 
and Design Approval (Sangiacomo/ PLN990314) to demolish an existing 3, 718 square foot single­
family; Coastal Administrative Permit and Design Approval for demolition of a single-story residence 
and construct a new 11,084 square foot single-story, single family dwelling; a Variance to exceed the 
Pescadero Watershed structural and impervious surface limitations; and a Variance to exceed the 
maximum allowable lot coverage of 15 percent. The property is fronting on and westerly of Cypress 
Drive, located at 1568 Cypress Drive (Assessor's Parcel Number 008-411-007-000), in the Del Monte 
Forest area of the Coastal Zone. The project, as described in the application and attachments, and as 
conditioned, conforms to the plans, policies, requirements and standards of the Del Monte Forest Land 
Use Plan, Del Monte Forest Coastal Implementation Plan (Part 5). 

The proposed project is in accordance with County ordinances and land use regulations, subject to the 
following terms and conditions. Neither the use 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 Planning and Building Inspection. 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 

r 

authorities (Planning and Building Inspection Department) 

Prior to the Issuance of Grading and Building Permits 

•• 

3. 

• 

The property owner agrees as a condition and in consideration of the approval of this discretionary 
development permit that it will, pursuant to agreement and/or statutory provisions as applicable, 
including but not limited to Government Code Section 66474.9, defend, indemnify and hold harmless 
the County of Monterey or its agents, officers and employees from any claim, action or proceeding 
against the County or its agents, officers or employees to attack, set aside, void or annul this approval, 
which action is brought within the time period provided for under law, including but not limited to, 
Government Code Section 66499.37, as applicable. The property owner will reimburse the County 
for any court costs and attorney's fees which the County may be required by a court to pay as a result 
of such action. County may, at its sole discretion, participate in the defense of such action; but such 
participation shall not relieve applicant of his obligations under this condition. An agreement to this 
effect shall be recorded upon demand of County Counsel or concurrent with the issuance of building 
permits, use of the property, filing of the final map, whichever occurs first and as applicable. The 
County shall promptly notifY the property owner of any such claim, action or proceeding and the 
County shall cooperate fully in the defense thereof. If the County fails to promptly notify the property 
owner of any such claim, action or proceeding or fails to cooperate fully in the defense thereof, the 
property owner shall not thereafter be responsible to defend, indemnifY or hold the County harmless. 
Proof of recordation of this indemnification agreement shall be furnished to the Director of Planning 
and Building Inspection prior to commencement of construction or commencement of the use. 
(Planning and Building Inspection Department) 

The applicant shall record a notice which states: "A permit (Resolution # 00-309) was approved by the 
Monterey County Board of Supervisors for Assessor's Parcel Number 008-411-007-000 on July 11, 
2000. The permit was granted subject to 18 conditions of approval which run with the land. A copy 
of the permit is on file with the Monterey County Planning and Building Inspection Department." 
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4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

Proof of recordation of this notice shall be furnished to the Director of Planning and Building 
Inspection prior to issuance of building permits or commencement of the use. (Planning and·· 
Building Inspection Department) 

Where entry gates are to be locked, the Reviewing Authority having jurisdiction may require 
installation of a key box or other acceptable means for immediate access of emergency equipment. 
(Pebble Beach Community Services District Fire Department) 

The applicant shall maintain all access roads with unobstructed vertical clearance not less than 15 feet. 
(Pebble Beach Community Services District Fire Department) 

The size of the address letters, numbers and symbols shall be a minimum of 3 inch letter height, 3/8 
inch stroke and shall contrast with the background color of the sign. (Pebble Beach Community 
Services District Fire Department) 

All buildings shall have a permanently posted address, which shall be placed at each driveway entrance 
and be visible from both directions of travel along the roadway. In all cases, the address shall be 
posted at the beginning of construction and shall be maintained thereafter, and the address shall be 
visible and legible from the roadway on which said address is located. (Pebble Beach Community 
Services District Fire Department) 

Prior to the issuance of a building permit, the applicant shall obtain from the Monterey County Water 
Resources Agency (MCWRA) proof of water availability on the property, in the form of an approved 
Water Release Form. (Water Resources Agency) 

If during the course of future development activity on the subject property, cultural, archaeological, • 
historical, paleontological resources are uncovered at the site (surface or subsurface resources) work 
shall be halted immediately within 50 meters (150 feet) of the find until it can be evaluated by a 
qualified professional archaeologist. The Monterey County Planning and Building Inspection 
Department and a qualified archaeologist (i.e., an archaeologist registered with the Society of 
Professional Archaeologist) 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 the 
discovery. (Planning and Building Inspection Department) 

The structural lot coverage shall not exceed 11,084 of the area of the lot. Coverage shall be reviewed 
and calculated in strict adherence to the following definition: "Coverage means any area covered by a 
structure, structures or structure protrusions including decks twenty-four inches or more above grade 
but not including building eaves of thirty inches or less and similar non-usable areas, paved driveways, 
sidewalks, paths, patios, and decks less than twenty-four inches above grade." (Section 06.250. Title 
20, Monterey County Coastal Implementation Plan - Part 1) (Planning and Building Inspection 
Department) 

Prior to the issuance of a demolition, building and /or grading permit, the applicant shall record a deed 
restriction which states: "Portions of the driveway, patio and walkway as identified on the site plan 
contained in Project File No. 990314, shall be converted to landscaping and/or a pervious material as. 
approved under Resolution No. 00-309. The pervious material shall be installed and maintained to 
allow for permeability of stormwater. At no time shall the material be replaced with an impervious 
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12. 

13. 

14. 

material, without the authorization and/or permit approval by the Monterey County Planning and 
Building Inspection Department and the Pebble Beach Community Services District Fire Department, . 
(Planning and Building Inspection Department) 

Prior to the issuance of a building permit, the applicant shall submit an exterior lighting plan for the 
first floor and second floor additions for approval by the Director of Planning and Building Inspection 
Department. The applicant shall submit three copies of an exterior lighting plan, which shall indicate 
the location, type, and wattage of all exterior light fixtures and include catalog sheets for each fixture. 
All exterior lighting shall be unobtrusive, harmonious with the local area, and constructed or located 
so that only the intended area, is illuminated and off-site glare is fully controlled. (Planning and 
Building Inspection Department) 

Prior to the issuance of a demolition, grading and/or building permit, the applicant shall record a 
notice with the Monterey County Recorder which states: "A Forest Management Plan has been 
prepared for this parcel by Urban Forestry Consulting dated July 30, 1998, and is on record with the 
Monterey County Planning and Building Inspection Department, Library No. 33.07.003. All tree 
removal on the parcel must be in accordance with the Forest Management Plan, as approved by the 
Director of Planning and Building Inspection." Proof of recordation of this notice shall be furnished to 
the Director of Planning and Building Inspection prior to issuance of building permits or 
commencement of the use. (Planning and Building Inspection Department) ,.,.. 

Pursuant to State Public Resources Code, State Fish and Game Code, and California Code of 
Regulations, the applicant shall pay a fee to be collected by the County of Monterey in the amount of 
$1,275. This fee shall be paid on or before filing of the Notice of Determination. Prior to issuance of 
a building permit and/or grading permit, proof of payment shall be furnished by the applicant to the 
Director of Planning and Building Inspection. The project shall not be operative, vested or final until 
the filing fees are paid. (Planning and Building Inspection Department) 

15. The site shall be landscaped. At least three weeks prior to occupancy, three copies of a landscaping plan 
shall be submitted to the Director of Planning and Building Inspection for approval. 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 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 Planning and Building Inspection Department. (Planning and Building Inspection 
Department) 

16. All exterior lighting shall be unobtrusive, harmonious with the local area, and constructed or located so that 
only the intended area is illuminated and off-site glare is fully controlled. That the applicant shall submit 
three copies of an exterior lighting plan which shall indicate the location, type, and wattage of all light 
fixtures and inclu8de catalog sheets for each fixture. The exterior light plan shall be subject to approval by 
the Director of Planning and Building Inspection, prior to the issuance of building permits. (Planning and 
Building Inspection Department) 

• Prior to Final Building Inspection and Prior to Occupancy 
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17. The applicant shall comply with Ordinance No. 3932, or as subsequently amended, of the Monterey 

County Water Resources Agency pertaining to mandatory water conservation regulations. Th·· 
regulations for new construction require, but are not limited to: 

a. All toilets shall be ultra-low flush toilets with a maximum tank size or flush capacity of 1.6 
gallons, all shower heads shall have a maximum flow capacity of2.5 gallons per minute, and all 
hot water faucets that have more than ten feet of pipe between the faucet and the hot water 
heater serving such faucet shall be equipped with a hot water recirculating system. 

b. Landscape plans shall apply xeriscape principles, including such techniques and materials as 
native or low water use plants and low precipitation sprinkler heads, bubblers, drip irrigation 
systems and timing devices. (Water Resources Agency) 

In Perpetuity 

18. All landscaped areas and/or fences shall be continuously maintained by the applicant and all plant 
material shall be continuously maintained in a litter-free, weed-free, healthy, growing condition. 
(Planning and Building Inspection Department) 

.,. 
PAS SED AND ADOPTED on this lllh day of July 2000, upon motion of Supervisor Potter, seconded by 
Supervisor Johnsen, by the following vote, to-wit: 

AYES: 
NOES: 

Supervisors Salinas, Pennycook, Calcagno, Johnsen and Potter. 
None. • ABSENT: None. 

I. SALLY R. REED, Clerk of the Board of Supervisors of the County of Monterey, State of California, hereby certifY that the 
foregoing is a true copy of an original order of said Board of Supervisors duly made and entered in the minutes thereof at page 
- ofMinute Book 70, on July 11,2000. 

DAlEO: July 11, 2000 

SALLY R. REED, Clerk of the Board 
of Supervisors, County fMonterey, State of 
C ifomia 

• 
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CAUFORNIA COASTAL COMMISSION RECE.D I 
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APPEAL FROM COASTAL PERMIT 
DECISION OF LOCAL GOVERNMENT 

Please review attached appeal information sheet prior to completing this form. 
I 
I 
I 

SECTION I. i 8Qpellant(sl: 
i 

! Zip Area Code Phone No. 
SECTION II.! Oecjslon Be~ng Apoealed 

I 

i 

JUL 3 1 2000 

CAUFOR~JIA 
COASTAL COM!•-.1!SSION 
CE~n?.AL COAST AREA 

1. Name of locaVport governrtJenl: --r-;- 0. :, ~ 4" ___ ~ _, 
I (Y\.. 0 h..~ C-r::r1.-.,r/wf ~ _ ./ x...e...-v -- · ~ 

/3~ 

4. Descrlpti{:m of decision being appealed: 
I 

a. Appr¢val; no special conc;Jitions: __ _ 
b. Appr~val wfth speclal conditions: v-
c. Den~l: -----------

Note: Fot juhsdictions with a total LCP, denial d·edsions by a local govammant cannot be 
appealed un!96S the de~nt Is a major energy or public works project Denial decisions 
by port governments are not appealable. 

I 
TO BE COMPLETED BY COMMISSION: 

I 

APPEAL NQ: 
DATE FJLEO: --------

DISTRICT: ~ --------
, 

EXHIBIT NO. F 
APPLICATION NO. 

- ... tt1,W -oo-t.)o 

(((' California Coastl C~tss~ 



Ul/17/2000 l4;5ti 

.. · 

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT CPAGE 2) 

5. Decision Pelng appealed was made by (check one): 
' 

a. _ !Planning Director/Zoning 
·Administrator 

b. £City CounciVBoard of 
Supervisors 

c. Planning COmmission 

d. Other=-------~-

6. Date of 1cka1 government's decision: __ ·j~-_1_;3=--·-_0_· ~0 __________ _ 

7. Local goyemment's file number: 
I 

SECTION Ill! Identification of Other Interested Persons· 

Give the names and addresses ol the following parties: (Use additional paper as necessary.) 

a. 

o..:t+ "3":33 ~'5'(;/S~ Fr~~ C~ 'fl.f/33 . 
b. Nam~ and maiUng addresses as available of ih6sa who testified (either verbally or in 
wrltinq) ~t the city/county/port heaJ'ing~ (s). Include other parties which you know to b_e 
interested and should receive notice of this appeal. I . . 

(1) C~~-t-1 of M.of\tSZJrey-f1qrt.ni'7 P¥ -~ 
! ~/2..0~ ! "5a.l ,- CA- q3 'lo 2 

SECTION IV. Heasons SUDDOrting This ADDtal 

Note: A~~ls of local government coastal permit decisions are limited by a variety of factors 
and reqUirements of the Coastal Ad.. Please review the appeal information sheet for 
assistance i~ completing this section which continues on the next page. 

EXHIBIT NO. F 

• 

• 
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JUL·ZS·DD 01:54PM FROM-
T·681 P 01/01 f·i60 

Plti:. Ob 
. 

_.81/17/:HUIB U:SB Sll-•77<1877 

i 
I 

APPf& ebu COASTAL f!E8IIIT pmwQN Of LOCN. GOVI!fMISNT«tiQE3l 

suue ~iour ~ f.Jiihb appeal. tndude • sutnmat1 ~ ot lGCII Coastal 
PtOOnUn. LliiJd Ute Plan. 01 PoltuaM Plan palc:iee and teqUiremenllln 'Whll:h you ballc:M 
the Pro.feciiii!~C and~~ Oaa dfiC:IriiDn MUI;IINS a new hcMng. (U. 

0
~ UMG!IIISrf.) . 

<:9!1~-~,. ~~~~E 

,.,.,_ i '· ·~· .. ' 
l •••••• -. 

---.;.··.:.;.··-o··~----··-··.-·· .... ···- •····•·· . ... · ...... , '• 

• . ·-· . r·, , ~····· .c.,.;~r...;:.;...---; _____ .;.....;.~---~ ....... ~------.....--1 . -

~ The*" deaelfpdoM\88d not be a complato or~ ....,-.nl at pr ......­
Of,PpeaJi h4wevar, the~* m~ De .uftlcfent dillcu.SOn for t'laff to dal8rmJne that the .,_a i:l 
~ b;" kjw- Thlt epprtllent.IUbMquenlto '*"' lhe __., 1MY submit addlttona) · 
lnfonnlllllon '* the ddlattd/Or GuawnluJon to auppgn the eppetd roquoat. 

; 
SECTION V! Qmtif!qatigq 

Tbe lntormafo" and hillc:$s elated above a,. eorrec:t to the beet of my/®r lcl'lCWo!Ctldg•. • 

.: ~~~ I ~~--
l Date ~~~~- 2-ooo 
I NOTE: If arJgned by agent. appttflant(s) must also aagn below. 

~ecmor~ v! .. A9"'' ~mtll!JH!l!m . . . · 

·Wie hetetbf!autnorlzo _ to act .. m'lfour 
repres&nlatif- ancs to bind meiUa " all na1ton; ooncernlng lhia appeaL 

Sigruatl.lre of .Appellant(e) 

Da- ----------------------------------------
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Anthony L l'ombordo 
Jeffery R. GUles 
Derlndo L Messenger 

LorJ:)_bordo 
~Gilles 

318 Coyugo St. 
P. 0. Box 2119 
Salinas. CA 93902-2119 · 
(SAtt<A$) 831-754-2444 
888-757-2444 
(FAl0831·754·2Q11 
emoil-lomgil.com 

. SU111von • 
··J.Minor A PROFESSIONAl lAW COilPORATION 

line M. Zlschke 
Vanessa W. Vollorto 
Wendy R. E111att 

Attorneys At Low 

Todd D. Bessire 
Joseph M. Kernes 
Steven D. Penrose 
Joson S. Retterer May2, 2000 

File No. 0085l.OOO.A 

E. SOren Oloz 
Aaron P. Johnson 

Edward G. Bernstein 
Of Counsel VIA FACSIMILE 

• 

Adrienne Grover 
Monterey County Counsel 
60 W. Market Street, Suite 140 
Salinas, CA 93901 

Re: Sangiacomo (PLN 990314) 

Dear Ms. Grover: 

At the most recent Zoning Administrator hearing on this application, the Zoning 
Administrator mentioned that he was going to forward correspondence that had been received 
from our office regarding the County's actions relating to the rezoning of property owned by 
the Sangiacomos in Pebble Beach. 

The issue before the Zoning Administrator is a coastal development permit which 
includes the request of a grant of a variance to the site coverage standards contained in the 
Coastal Implementation Plan of fifteen percent (15%). 

In a nutshell, there are approximately twelve parcels within the Del Monte Forest Area 
which are the subject of single story height limitations. The Zoning Ordinance previously 
provided for a thirty-five percent (35%) lot coverage standard which was, within the past few 

______ y_ears, reduced to fifteen nercent (15%). At the same time, the County adopted a floor area 
ratio standard for development in the Del Monte Forest Coastal Plan Area of seventeen and 
one-half percent (17.5%). 

• 

Unfortunately, the result of the zoning action is that for these specific lot owners 
fronting a small area of Pebble Beach Golf Course (see attached letter from Mike Canning), 
this zoning action deprives these lot owners of the benefits of the zoning district enjoyed by the 
other properties in Pebble Beach. Specifically, the single story limitation precludes them from 
being able to build a home that has a seventeen and one-half percent (17 .5%) floor area ratio 
because it is not possible to meet that standard with the limitation of a single story home with 
fifteen percent (15%) lot coverage. During the rezoning process the County did not notify 
these few affected property owners of the fact that because of the single story limitation they 

00851 \L-GROVER.OO 1 A-3-00-150 
(San Giacomo) 



. · .. 

Adrienne Grover 
Monterey County Counsel 
May 2, 2000 
Page2 

would be precluded from taking advantage of the same floor area ratio that all the other 
properties in the district can. 

I am sure you are aware of the case law which states that where a small number of property 
owners are specifically affected by a zoning change, the government agency has an obligation to 
provide them with specific notice of that impact. The County did not provide notice to the 
Sangiacomos or any of the other property owners so affected. While the Sangiacomos are not at 
this time seeking to invalidate the zoning change, they do believe that this along with the other 
evidence submitted to the· Zoning Administrator provides ample support for the issuance of a 
variance to allow them to build their home which is actually slightly smaller than the floor area ratio 
standard that the Zoning Ordinance allows. 

While the Sangiacomos are not at this time challenging the reduction in the allowed site 
coverage standard in the Zoning Ordinance, the is ample legal authority to support a conclusion that 

. • 

in order to be valid, they would have had to have been provide notice since there are such a limited • 
number of people who are uniquely affected by this change. 

ALL:ncs 

Enclosure 

cc: Mr. Angelo Sangiacomo 

• 
00851 \L·GROVER.OO 1 EXHIBIT':]': 

z+ 
A-3-00-150 .,.,_. 

(San Giacomo) 
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APR-28-2000 15=05 · MIKE CANNING 831 625 8885 p. 02/03 

_, ___ _ 
. ' 

- ... _., • -..-.-.-.AI. 

THE MITCHELL GROUP 

May28,2000 

Todd Bessire, Esq. 
Lombardo & Gilles' 
P.O. Box 2119 
Salinas1 CA 93902-2119 

Rc: Sangiacomo/Pebble Beach height restriction 

t 

Dear Mr. Bessire, this letter is intended to confirm that, in Pebble Bti!ach, all of the 
properties fronting on the 4th and 18th holes of the Pebble Beach ~lfLinks are burdened 
by a deed restriction limiting the resideno:s to one story in substantially similar form to the 
language attached. 

• If I can be of any further help in any way pl~ feel free to call. 

• 

Yours very truly, 

A 

EXHIBIT NO. ~ 

::11"1 o. ::z:::~~ aa:sa39 • ca.rm.e1. ca.ti:t"or:nla. 9:S!iiii2S 
or.nca 83:L.eaa.4B4S ·cell ss:usse.:1. 1. 7:1. • :EI"a.::x: B31..ees.esao. ::s:o:z:ne eal..a'7!i'S.OSe'7 

ca.:o:n1ng@ca.r=.sl:net.co~ · ~m.ikeca.:nninl:\,corn 



'MIKE Cr::N-1 I NG 
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831 625 8885 

..f~r 
• ... ! 
I 

Jl~va~tn: That eaah an4 all or tht atore5a14 cond1t1oaa 5hall be er~o~~1bla b1l 
I 

inJung;iaD or by ather form Of a~t1oa a~111~1• to ~ht ptr~£t4 &$8~1o~od or to the 

crautor or its suacesnors 1a 1cteraat1 and 14 \he aveat ct aar action or autt b~1ns 
tor 

bro~sht en4/or •~A1ns out or an~/azfthe entorcvmen~ ot any ot the DOA41t1on~, ro3-

tr1ct1ons, COVer~ats, &&reeaants &~d promises hereto CDGta1ned 1 Whether tor spect~10 

pertormonoe ond/or torccloaura and/ar damosa• ~cd/ot tortel~uro and tho plaint1t~ ~~l 

raeave~ ~n sueb aeetor. or su1t 1 the derecdatt the~11ft shall par sa14 pllintiff & 

rea5onebla n~torne~·~ rea 1n such oct!oc, ~bien eholl be cexed b~ tha court aa part 

or the cost1 ~hcrtln a~4 AO I0~1CA bro~sA~ or Jg4~·~~ ~•cd,re~ shall ~· ~ODJtruo4 

a marsar or tbe ~hale :or ~s a b~r to ocr action tar ~ucceediag broaches. 

a)»ro,al ct tb~ Orl~tDr. 
Ant trees now srowtas o~ tn! p~oper~r, or tb~t mar ba placta4 an the ;roparti, 

e.ro :s:ubJoot to zsuch trim.a:U::r;' acd out.tins b.r tbe Gl't\at.or 0.:1 ib 11143' rrcm tir.o to tia.e 

o.na t.Cvilt.tllt, to trh.t 11:.4 tlllt t.l\t vJ.ow rro& o~ner retlO.tr,tbl p.rOi>tl:'~1 u 1-tbbl&""'' 
l 

• I 
I 
I 

P.03/93 

t:a tea~e or wall 1s t.o lle ~~&Ut a.e. the propertr where .S.t Join t.tlt s~:~lr courat 1 ; 
I . 

and the Grantor 1a held ~rea 1'roat ar:.t re.a:po.z:ai.bili tr ·tralll. 4&~~~~.se or ant t1n4 tl:lat m ! ....... ,.: ·' ··::. ·;; ,\~\\::-

ret'J~~,~:;~ &c1r l>e.ll:S til&' ~i't .4:i·l'f~D. eQtO tht. pfCp~kt,Y.:• ·.:i,:•.·> ,,;. . . . . .··~;4~~~{~~:~~t~~ 
.. ·:-::;,~f.~.~.~~~l.l.l"tb.azo u.udnst.oe1A and apae4 that ~benav~l' ?·~~~.~-.~~ th~. ~or4 "~ractae 1 ~,~ .;~~~:~;:~~~I? 

~. ~ad\ 1Q.· thio. clud •hall h tlacmod t:o 1nc1Gde tho fa.mi:.ba. ~:u:~.4 .&:U.I\1\uo, aa wall aa ~: ,.::-r .... £\1'.:~;. if\:r~~. 
'" • t I •t J •• 4*- '"'' ,.J. 

tne mascUline se~der, a~d the plural as well as the s1naUlar ~~ber, and tba~ all the 

cocaltio~a, restriat10QSt CDTecant3t ogree~e~ta aca promi388 herein QDI1t&inc4 abAll 
. I 

1nuza ta an4 b1n4 the aa1rs 1 ~xec\lto~s. a4~~~1at~ators, •~ecesaora acd ass1sns or the · 

Grcntor e.nd ~ha Grantee. 

:tN 1il'n:ZSS \'I!U.<U!CF 1 tl\6 Del l:QA'tfl :n·cJ7U·t1•a Compe.~J' hu c•u.aa4 th•sa pruents 

to ba a1gne4 b~ its President and by its Sscrotary,end it3 corporcta zsee1 to be hero­

unto atr1~64. aaa ~~• a&14 Gri~tee hai htte~nto att Ail A&oa &:4 aaaL ~hB aar ana 1ear 

i'ira~ abO"ta wr1t.ten. 

o. x. 
s. s .. 

a1 .7CHN :a • l.!C:RSI 

l'roaUenf. .. 

PAU.L s. 'ij'lNSl.OTl 

Rittiii\Y B • BZi.DOH 

(COiU'ORATX SEAL) 

Sooratcry. 

(SZ.U,) 

(SW.} 
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·September 28, 1999 
'· 

Forester'1.Report on Hedged Cyprt;5s ~Planted at 
1568 Cypress Drive, Pebble ~ch, Monterey County APN 008-411-037 

Todd Bessire, Esq. · 
LombarQo and Gilles 
PO Box 2119 , 
.SaliMs, CA 93902-211'9 

Dear Mr Bessire: 

'. 

:'·. 

At.your request, I permm~Llly inspected on September 20, 1999 the lines of hedged cypress trees planted ac the 
"drive~ay entry and along the northern and eastern edges of the Sangiacomo property at 1568 Cypress Drive in 
. Pebble ~each. These ti'e'es were obviously planted specifically for landscaping purpo$e.S, being aligned in row~ both 
al~ng Cypres5 Drive lllld the Be~~eh Access parking area .next to the 17111 fairway~ Rows are always itt least two deep 
next to the property lines, extending up to 8 row.& deep- in ~ome places to provide the de3ired landscape shape. • 
Spacing between cypress P.lants in different rows varies from 3 to 6 feet. Individual. stem diameters ran2C from 3" 10 

I 8" with the vast majori~'beilig in the 4'' to 8" rllllgC •. The trees have been repeatedly Lopped and pruned to form a 
·solid he~iC over lS feet in:height The:hedge has been maintained by ongoing planting~ hole$.have·de':clopcd. 
"'The hedging is mat!ll"e to. OVermatUre with increasing exposure of woody interior structure. 'One inch ~apling11 haVe 
been planted in a nwnbe"r of locadons to establish more juvenile hedge m;neriaL The tOtal of cypre3s hedge area 
consists o( appro~ely. 200 plant.o;, ·· · ~ • 

. . . . . . 
· "These cypress trees are:plainly planted rather than naturally occurring trees. Although: permitted to grow into more 

.nol'IIUI.l tree form; the retnaining cypreas trees on the property, a group of relatively small trees located at ttre western . 
corner of" the property and a· single· cypress tree shown pn the ~ite :Plan to be removed as part of propo~ · 
co~tion, ate also planted rather tl_1an naturally occurring trees; These trees were not closely ipspe.cted but 
observed from the Lot·~ter in tl).eir landscaped ·context. The Lot and aU its t~ces arc loca.ted·outside the native 

· range of our jndigenous cypress· trees, which are ~stricted to the c~tline between Cypress ~oint and Pescadero. 
· Point in Pebble I3each· and along 111e headlands. of Point LOOos. This restricted native range is confhmed oy the 

, authoritative book, The Di~~tion of Forest Trees In Ca]ifollliil~ ·which "notes that the species ~as been· planted. 
extensivciyll!lo~ the COIUt ail that "Som~:- of the old·plantings., . could easily be mistaken for natural populaxions 

1 
• 

in the futUre." (Giiffin and CritchfJtld, USDA For~st Service, 1972.)_ · : . 

. Given~ original' intent arid . maintenan:~ pf dle hedged c~ress, it is probably mar~ appropriate to th~~ of them a.s 
ornamental shrubbery rather thnn native: trees .. The tree fonn cypres:scs on the property, which are all of l:lmall to 
modest sizc.by lacai &tandards, were also clearly planted as pan of landscaping for the .!=UJTent structure. As planted 

· trees, removal of the cY:Press hedge and the individual cypress tree near. the western comer appear to he permi.tted 
· per the Oel Monte. Forest Implementation Ordinance, Olapt.er 20.147 .qso., SectiQn A.l.a., wb.ich allows removal of 

planted. trees .undet a Waiver. I presu,nre tbat·la.ridscape and visual resource iss~ (as opposed ~o forestrY lssucs) 
v.j~ ~. address_ed as PI-ttl of your develop~nt applicatio~. · : 

I 

Subrrritte9- by: 

.. JilLW.~· EXHIBIT NO . 

Stephen R. ~taub: 
Registered Profes.tion.a.l Forester 
License Number 1911 · 

tlt' California C~i fl:lssion 

6()]0 Hlghway9, #6 I Felton CA. 9S018 Phon6: (831) 335·1452 Fax: (831) 335·1462 R6Kistu"td ProfossiotuJi F~nster, u~~rJJit No.l
911 
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