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Project location ............... 3105 Seventeen Mile Drive, Pebble Beach (APN 008-012-007) (See Exhibits 
A, B, C) Del Monte Forest (Monterey County). 

Project description ......... Demolition of existing, one-story residence and construction of a new two
story single family residence with attached three-car garage, new driveway, 
addition and replacement of perimeter grape stake fence, new 6 ft. entry gate 
with stone columns and associated grading. 

File documents ................ County coastal permit file PLN000239; Monterey County Board of 
Supervisors Resolution # 02-212; Monterey County Local Coastal Program, 
including Del Monte Forest Land Use Plan and Monterey County Coastal 
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Staff recommendation ... Project raises a Substantial Issue; denial of de novo permit application. 

Summary of Staff Recommendation: 
The project is located in the Del Monte Forest planning area of Monterey County (project vicinity and 
site location maps are shown in Exhibits A and B, respectively). The applicant proposes to demolish an 
existing 2,250 square foot, one-story single family home and to construct a 4,802 sf, two-story single 
family home, a 900 sf attached garage, a new driveway, a new 6 ft. entry gate, and to repair and replace a 
4 to 6ft. grape stake fence. The project proposes to increase site coverage from the existing 2,850 square 
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feet (6.8% coverage) to approximately 10,678 square feet (25.4% coverage) on a lot that is entirely 
environmentally sensitive habitat in the form of remnant sand dunes. 

Staff recommends that the Commission determine that a substantial issue exists with respect to the 
grounds on which the appeal has been filed, and that the coastal development permit be denied due to 
the project's inconsistencies with the LCP, described herein. 

The LCP requires protection of environmentally sensitive habitat areas (ESHA), among other ways, by 
prohibiting non-resource dependent development in ESHA, limiting the amount of vegetation and land 
that can be disturbed, and requiring deed restrictions or permanent conservation easements over ESHA. 
The project is inconsistent with these requirements because it allows non-resource dependent residential 
development in ESHA; because it allows for a larger house than currently occupies the site, increasing 
the amount of land disturbance and vegetation removal; and because it does not protect all ESHA on site 
with a conservation easement or deed restriction. 

The LCP requires protection of visual resources by requiring new development to minimize alteration to 
natural landforms and to be subordinate to and harmonize with the natural setting. The LCP also protects 
visual resources by requiring structures to be sited and designed to blend in with the natural setting, and 
for screening of new development in visually sensitive areas. This project is inconsistent with these 
requirements because the proposed house is greater in height and thus more visually intrusive than the 

.. • 
• 

existing house, and its larger mass requires a greater amount of landform alteration to accommodate the • 
development. The project is also inconsistent because no screening of the structure from public view 
with native vegetation is provided. 

LCP Policy requires the preservation of historical cultural resources. The house proposed for demolition 
may be an historic structure that provides an example of early Wrightian modem architecture, and is the 
only home of this type in the Pebble Beach area. The County's approval is inconsistent with Policy 63 
because it only considered archaeological resources and did not evaluate cultural resource issues such as 
historical architecture. Depending on the results of such evaluation, alternatives that would preserve the 
architectural character ofthe existing residence may be needed. 
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I. Local Government Action 
The Monterey County Planning Commission originally approved a proposal for demolition and 
reconstruction of a single-family home on this site on October 31, 2002. The project was then appealed 
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to the Monterey County Board of Supervisors, and a slightly redesigned project was approved on May 
28, 2002 (Resolution #02-212). The proposed project involves the demolition of an existing one-story 
2,250 square foot single-family dwelling, and the construction of a two-story, 4,802 sf single-family 
dwelling. The project also includes an attached, 900 sf three-car garage, a new driveway and motor 
court, repair and replacement of a 4 to 6 ft. grape stake fence and a new 6 ft. tall entry gate. 

County approval of the project includes adoption of a Mitigated Negative Declaration and Mitigation 
Monitoring Plan, and approval of a Coastal Administrative Permit and Design Approval (PLN000239), 
subject to 37 special conditions of approval. All permit findings and conditions are included in Exhibit 
E. 

11. Summary of Appellants' Contentions 
The appellants have appealed the final action taken by the Monterey County Board of Supervisors 
(Resolution 02-212), asserting that approval of the project is inconsistent with policies of the Monterey 
County Local Coastal Plan in the following areas: 

a. Environmentally Sensitive Habitat Areas (ESHA) 

b. Visual Resources 

c. Need for Comprehensive Environmental Review 

d. Historic Resources 

The complete text of the appellants' contentions can be found in Exhibit F. 

Ill. Standard of Review for Appeals 
The grounds for appeal to the California Coastal Commission under section 30603 of the California 
Coastal Act 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 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. This 
project is appealable because Section 30603(a)(l) allows for appeals of any development located 
between the first public road and 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 
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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 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 in order to approve a coastal development permit for the project. 
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 first public road and the sea, which is the case with this project. 

IV. Staff Recommendation on Substantial Issue 

The staff recommends that the Commission determine that a substantial issue exists with respect to the 
grounds on which the appeals were filed pursuant to Coastal Act Section 30603. 

MOTION: Staff recommends a "NO" vote on the following motion: 

"I move that the Commission determine that Appeal No A-3-MC0-02-058 raises NO 
substantial issue with respect to the grounds on which the appeal has been filed under§ 
30603 of the Coastal Act . 

STAFF RECOMMENDATION OF NO SUBSTANTIAL ISSUE: 

Staff recommends a NO vote. Failure ofthis motion will result in a de novo hearing on the application, 
and adoption of the following resolution and findings. Passage of this motion will result in a finding of 
No Substantial Issue 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: 

The Commission hereby finds that Appeal No. A-3-MC0-02-058 presents 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 Plan and/or the public access and recreation policies of the 
Coastal Act. 

V. Staff Recommendation on De Novo Permit 
The staff recommends that the Commission, after public hearing deny the coastal development permit. 

MOTION: Staff recommends a "NO" vote on the following motion: 
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"I move that the Commission approve Coastal Development Permit No. A-3-MC0-02-
058 for the development proposed by the applicant." 

STAFF RECOMMENDATION OF DENIAL: 

Staff recommends a NO vote. Failure of this motion will result in denial of the permit amendment and 
adoption of the following resolution and findings. The motion passes·only by affirmative vote of a 
majority of the Commissioners present. 

RESOLUTION: 

The Commission hereby denies a permit for the proposed development as conditioned below, on the 
grounds that the development does not conform to the policies of the Monterey County certified Local 
Coastal Program. Approval of the permit will not comply with the California Environmental Quality Act 
(CEQA) because there are feasible mitigation measures or alternatives that would substantially lessen 
the significant adverse impacts of the development on the environment. 

VI. Recommended Findings and Declarations 
The Commission finds and declares as follows: 

A. Project Description and Location 
The project consists of demolition of the existing one-story house and replacement with a larger two
story single family home, an attached three-car garage, an expanded driveway and the addition of a 
motor court, repair and replacement of a 4 to 6 foot grape stake fence, and the addition of a 6-foot entry 
gate. The existing, one-story, 2,250 square foot house and 600 square feet of paving are currently located 
on the front of the lot, close to Seventeen Mile Drive, almost directly across from the Bird Rock pull out, 
in the Del Monte Forest planning area of unincorporated Monterey County (See Exhibit B). The 
proposed two-story house and attached garage will have a footprint of 5,469 square feet, and the new 
driveway and motor court will cover roughly 5,209 square feet of the lot, for a total of 10,678 square feet 
or 25.4% lot coverage. 

Seventeen Mile Drive is a highly visited scenic drive prized for its expansive views of the Pacific Ocean, 
that also provides fairly low cost visitor recreational opportunities. Surrounding land uses adjacent to the 
project area include single-family residential units to the north, east and south sides of 17-Mile Drive, a 
20-acre dune restoration area located just to the north of the site, and open ocean to the west. The 
existing homes in this area consist of primarily one-story homes and some two-story homes. 

The Spyglass Hill Golf Course is located slightly inland of the site, and the Cypress Point Golf Links is 
located roughly 2,000 feet to the south. Physically, the area is generally comprised of remnant sand 
dunes, which change gradually into Monterey pine forest (See Exhibit J). The area is included in the 
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Asilomar dune system, which stretches roughly 4 miles from Point Pinos in the north to Fan Shell Beach 
to the south, and has the same physical characteristics including the same types of rare vegetation and 
animal species. 

B. Analysis of Appeal Issues 

1. Environmentally Sensitive Habitat Resources 

A. Appellant's Contentions 
The appellants contend in part that the project on appeal is inconsistent with the Certified LCP for the 
following reasons (See Exhibit F for complete text of appellants' contentions): 

• The project consists of new development in ESHA that is not dependent on the "resources 
therein". 

• The project has not been sited and designed to prevent impacts to ESHA. 

• A scenic and conservation easement is required over ESHA, and the County easement 
requirement does not include all ESHA on site. 

• • The County approval allows for non-native landscaping in ESHA. 

• 

• The project allows for a circuitous driveway rather than keeping access simple and direct. 

B. Local Coastal Program Provisions 
The appellants specifically reference the following Del Monte Forest Land Use Plan (LUP) and Coastal 
Implementation Plan (CIP) policies regarding environmentally sensitive habitat resources: 

• Policy 8 Environmentally sensitive habitat areas that are not designated as rehabilitation areas 
shall be protected against any significant disruption of habitat values. Within environmentally 
sensitive habitat areas, new land uses shall be limited to those that are dependent on the 
resources therein. Land uses immediately adjacent to environmentally sensitive habitat areas 
shall be compatible with long-term maintenance of the resource; development shall be sited and 
designed to prevent impacts which would significantly degrade the protected habitat ... 

• Policy 13 The protection of environmentally sensitive habitats shall be provided through deed 
restrictions or permanent conservation or scenic easements granted to the Del Monte Forest 
Foundation. Where developments are proposed within or near areas containing environmentally 
sensitive habitat, such restrictions or easements shall be established through the development 
review process ... 

• Policy 14 Near environmentally sensitive habitat areas, the removal of indigenous vegetation 
and land disturbance (grading, excavation, paving, etc.) shall be restricted to the minimum 
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amount necessary to accommodate development .... 

• Policy 15 The use of non-invasive plant species and appropriate native species shall be required 
in landscape materials used in projects, especially in developments adjoining environmentally 
sensitive habitat ... 

• Policy 17 Prior to approval of development on existing legal lots of record, protection of rare, 
endangered, and sensitive native plant and animal habitats which potentially occur in the area 
shall be ensured by the following means: 

A site survey shall be conducted by a qualified botanist (or biologist in the case of 
animal habitat) for the purpose of determining the presence of rare, endangered, or 
unique plants and developing appropriate mitigation. This survey should be 
conducted in April or May, as it must be designed to detect the presence of any of the 
habitats listed in Appendix A of this Plan. 

Performance standards covering building locations, lot setbacks, roadway and 
driveway width, grading, and landscaping shall be established as a means of carrying 
out the recommendations of the site survey. The purpose of this is to isolate building 
sites from identified locations of rare or endangered plants or other environmentally 
sensitive habitat. 

Scenic or conservation easements covering the environmentally sensitive habitat shall 
be dedicated to the Del Monte Forest Foundation as provided by policy 13 above. 

• Policy 18 Uses of the remnant native sand dune habitat shall be limited to low-intensity 
scientific, educational, or recreational activities dependent on the resource, except in Spanish 
Bay rehabilitation area, where policy 93 shall apply. Particular attention shall be given to 
protection of rare and endangered plants from trampling ... 

• Section 20.147.040.B.3.b Scenic or conservation easements covering the environmentally sensitive 
habitat shall be dedicated to the Del Monte Forest Foundation as provided by Development 
Standard #7 of this section (Ref. Policy #17 Del Monte Forest Area Land Use Plan. The easement 
may also be extended to cover the buffer area required in Section 20.147.040.B.1, upon 
recommendation in the biological survey prepared for the project pursuant to Section 20.147.040.A 
as needed to protect the habitat's long-term maintenance. 

• Policy 7 4 Environmentally sensitive habitat areas will remain undeveloped except for parking or 
similar access facilities. Access improvements shall be developed consistent with the site
specific recommendations of the LUP Access Maps (Appendix B) 

Also relevant is the LCP's definition ofESHA: 

• Environmentally sensitive habitat areas are those in which plant or animal life or their habitats 
are rare or especially valuable due to their special role in an ecosystem. These include rare, 

• 

• 

endangered, or threatened species and their habitats; other sensitive species and habitats such • 
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as species of restricted occurrence and unique or especially valuable examples of coastal 
habitats; riparian corridors; rocky intertidal areas; nearshore reefs; offshore rocks and islets; 
kelp beds; rookeries and haul-out sites; important roosting sites; and Areas of Special Biological 
Significance (ASBS). 

• In the Del Monte Forest Area, examples of terrestrial, aquatic, and riparian habitats which have 
been determined to be entirely or in part environmentally sensitive include: the rare Monterey 
cypress and endangered Gowen cypress forest communities, the endemic Monterey pine/Bishop 
pine association, remnants of the indigenous coastal sand dunes, riparian corridors, wetlands, 
and sites of rare and endangered plants and animals associated with these and other habitats. A 
complete listing is included as Appendix A of this Plan. The locations of these are shown in 
Figure 2. 

C. Local Government Action 

9 

Finding numbers 1 and 2 in the County's action (Resolution 02-212, Exhibit E) address environmentally 
sensitive habitat issues. Finding #1 (Exhibit E, Page 1) states that the project is consistent with the plans 
policies, requirements and standards of the LUP. Evidence listed here is the biological reports prepared 
by Jean Ferreira {August 151

h and 22"d of2000 and May 8, 2001). 

Finding #2 (Exhibit E, Page 3) states that the project wil1 not have significant adverse impacts on the 
environment, and that a Mitigated Negative Declaration was prepared and the project incorporates all 
mitigation measures noted therein. The finding also includes approval of a monitoring report. Evidence 
for this finding states that no facts or reasonable assumptions have been submitted that refute the 
conclusion of the biological report by Jean Ferreira. 

In addition to the County's findings, conditions of approval are placed on the project to mitigate for· 
potential impacts to environmentally sensitive habitat areas. Condition #1 requires a Mitigation 
Monitoring Agreement; #17 requires a conservation and scenic easement over the rear portion of the 
property, the proposed dune restoration area, the 100' setback from the centerline of Seventeen Mile Dr., 
and the 20' side yard setback areas. The easement may allow for "private recreational access and 
enjoyment" including the placement of a boardwalk and a bench in the environmentally sensitive habitat 
area. Condition #18 requires a reduction in size of the motorcourt by removing the 10' wide extra 
parking area at the side of the garage, Condition #20 requires restoration of7,000 sf of the lot to provide 
habitat area for the Monterey spineflower, and #21 requires a restoration plan for the "propagation and 
introduction of the Monterey spineflower" to the restored areas. Other conditions of approval require a 
biological monitor prior to construction, a pre-construction training session about the sensitivity of the 
area, a long-term management plan for the habitat area, moving the structures 10 feet toward 17-Mile 
Dr., and for landscaping with low water use or native drought resistant plants. 

D. Substantial Issue Analysis and Conclusion 
1) The Project Site is ESHA 

The project site is located within the Asilomar dune complex, on the east side of 17 Mile Drive in a 
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fairly large sand dune system referred to as the Spyglass Hill sand dune area (See Exhibit G, Ferreira 
2000). The Asilomar Dune complex is approximately 4 miles long and extends from Point Pinos on the 
north end, south to Fan Shell Beach (See Exhibit H). Asilomar and most of the Monterey area coastline 
is formed by Santa Lucia granodiorite. This dense, hard rock is comprised oflarge rectangular crystals of 
feldspar, quartz, and mica. It was exposed through massive uplifts and this movement caused it to crack. 
The cracks weaken the integrity of the rock, making it more vulnerable to erosion. During severe winter 
storms the sand is moved from the shoreline into the ocean where it forms sandbars just off shore. In 
spring, the gentler waves redeposit the sand onto the beach. In late spring, the winds blow the unusually 
pure, white quartz sand, farther inland where it is caught by plants in the foredunes. 

The Asilomar Dune system, including the project site, is an environmentally sensitive habitat area for 
several reasons. First, coastal dunes are an extremely limited environmental resource of statewide 
significance. Oceanfront dunes provide unique, sensitive habitat values. Throughout its history, the 
Commission has placed a high priority on the protection and preservation of dune systems, including the 
Asilomar Dune system (Examples include Bonnano, Griggs & Miller 3-83-11 0; Page 3-96-1 02; Knight 
3-99-071 Baldacci 3-01-013 and Child 3-02-023). The native landscape of the Asilomar Dunes 
comprises a community of coastal plants and associated animal life distinct from all other areas of 
California. For these reasons, this landscape is worthy of maximum protection and restoration. 

Coastal dune ecosystems are threatened by the loss, fragmentation and disruption of habitat associated 

• 

with development. For example, of the 27 dune fields in coastal California, the Monterey Bay dune • 
system is one of the largest covering about 40 square miles. However, less than half ofthe dune field has 
survived urbanization, conversion to military or agricultural uses, sand mining, and shoreline erosion. 

The Department of Fish and Game (DFG) has identified the Spyglass Hill area as a "significant natural 
area.n Pursuant to a list of criteria including: 1) the occurrence of extremely rare species or natural 
communities and, 2) an ensemble of three or more rare species or natural communities within 500 
meters ofeach other, this area has been mapped on the DFG Significant Natural Areas map for Monterey 
County. The Significant Natural Areas program was established to identify high-priority sites for the 
conservation of California's biological diversity and to inform decision makers about the importance of 
these sites. The programs goals include: 1) identifying the most significant natural areas in California; 
2) ensuring the recognition of these areas; and 3) seeking the long-term perpetuation of these areas. 

Coastal staff conducted a reconnaissance-level biological survey of the site on September 4, 2002. The 
plant community observed on-site can be classified as central dune scrub (Holland 1986), characterized 
by medium to low shrubs on exposed slopes of poor soil. Common plant species observed in the habitat 
include mock heather (Ericameria ericoides), beach sagewort (Artemesia pycnocephala), and· beach 
primrose (Camissonia cheiranthifolia). Central dune scrub was identified as having "highest inventory 
priority" in 1986 by DFG. This plant community is limited in distribution throughout its range and is 
considered rare. 

One of the most critical functions of the dune system is its role as a habitat for a very unique flora and 
fauna. Species present in this habitat are specially adapted to the conditions and opportunities found in 
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dunes. Dune plants in particular play a special role by both stabilizing the dunes from the effects of wind 
erosion and hosting rare fauna. However, as the natural dune system has been reduced and fragmented, 
the risk of extinction has increased for many of these species. Thus, each new impact within the dunes 
system has and will continue to contribute to the cumulative decline of these species. 

A review of the California Natural Diversity Database (CNDDB) to evaluate the special-status species 
that have been documented in the vicinity of the Smith Property was conducted by Coastal staff. A 
number of listed and declining sand endemic species have been observed near the site (Tables 1 and 2). 
This is an area rich in biodiversity and high in endemism and therefore, there are many special-status 
species that occur in the dune habitat. 

Table 1. Special-Status Animal Species Known to Occur in the Spyglass Hill Area 

Common Name Scientific Name Status 

Black legless lizard Aniella pulchra nigra State Species of Special 
Concern 

Smith's blue butterfly Euphilotes enoptes smithi Federal Endangered Species 

Globose dune beetle Coelus globosus Federal Species of Special 
Concern 

Table 2. Special Status Plant Species Known to Occur in Spyglass Hill Area 

Common Name Scientific Name Status 

Coastal dunes milk-vetch Astragalus tener var. titi State and Federal 
Endangered Species 

Monterey spineflower Chorizanthe pungens var. Federal Threatened Species 
pun gens 

Menzies's wallflower Erysimum menziesii ssp State and Federal 
menziessii Endangered Species 

Sand gilia Gilia tenuiflora ssp. State Threatened and 
arenaria Federal Endangered Species 

Beach layia Layia carnosa State and Federal 
Endangered Species 

Tidestrom's lupine Lupinus tidestromii State and Federal 
Pnrl~nopr.:>A c:;;:,....,l"j.,., 
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Endangered Species 

Monterey Indian paintbrush Castilleja latifo/ia CNPS List4 

According to surveys conducted on the property for special-status plant species on August 15 and 22, 
2000, and May 8, 2001 (See Exhibit G, Ferreira 2000, 2001), the site is currently known to support at 
least one listed plant species, the federally listed Threatened Monterey spineflower ( Chorizanthe 
pungens var. pungens). Monterey spineflower was listed by the US Fish and Wildlife Service in 1994 
due to threats to its persistence from: industrial, residential and golf course development, recreational 
use, dune stabilization projects, agricultural conversion, and military activities (Federal Register 1994). 
This plant species is only found scattered on sandy soils along and adjacent to the coast of southern 
Santa Cruz County and northern Monterey Counties and inland to the coastal plain of Salinas Valley 
(Federal Register 1994). 

• 

Monterey spineflower is vulnerable to random fluctuations or variation (stochasticity) in annual weather 
patterns and other environmental factors (Federal Register 1994). This species is an annual plant and a 
portion of the seeds produced each year lay dormant in the upper layer of sand in what is referred to as 
the "seedbank." Only a small fraction of the seeds produced by a plant each year become seedlings, thus 
locations of individual plants vary from year to year. Due to this phenomena, it is critical that 
conservation efforts for the species focus on protecting the ecosystem within which the plant occurs • 
rather than focusing on where a few individuals are observed in a given year. This approach will allow 
the species to shift in distribution over time, an inherent aspect of the species ecology. 

The long term probability of the conservation of Monterey spineflower is dependent upon the protection 
of existing population sites, and the maintenance of ecological functions within these sites, including 
connectivity between sites within close geographic proximity to facilitate pollinator activity and seed 
dispersal mechanisms, and the ability to maintain disturbance factors (i.e., dune dynamics) that maintain 
the openness of vegetative cover on which the species depends (Federal Register 2002). Fragmentation 
of habitat (e.g. through the construction of roads or certain types of fencing) must be minimized so that 
seed dispersal agents may move the seed (Federal Register 2002) and to facilitate pollinator activity as 
well. Therefore, it is important to preserve all areas that currently support the species since it has already 
undergone a reduction in the range which places great importance on the conservation of all known 
remaining sites (Federal Register 2002). 

Since this population is the southern most occurrence of the species along the coast, the individuals may 
have genetic characteristics that have allowed them to survive under slightly different environmental 
conditions than the other populations. This potential uniqueness may be important for the long-term 
survival of the species (Federal Register 2002). 

The surveys conducted by Elkhorn Native Plant Nursery did not reveal the presence of any other special
status plant species. However, due to the transient nature of some of these plant species, it is possible 
that they may exist in the seed bank on the site. • 
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It is also noted that, the survey report prepared by Elkhorn Native Plant Nursery overlooked the presence 
of Monterey Indian paintbrush on the site. This species was observed on the site by consulting biologist, 
Jeff Norman (See Exhibit I), and coastal staff confirmed its presence. This species is identified on CNPS 
List 4, which is designated for species that are significant locally. The presence of this species is an 
indication of a plant community that is maintaining biological integrity. 

Several animal species also have the potential to occur on the site including; Smith's blue butterfly 
(Euphilotes enoptes smithi), globose dune beetle (Coelus globosus) and black legless lizard (Anniella 
pulchra nigra). While these three species were discussed in the applicant's biological report, their 
potential occurrence was dismissed, inappropriately, without having conducted surveys. 

Smith's blue butterfly is a federally-listed Endangered butterfly that once ranged along the coast from 
Monterey Bay south through Big Sur to near Point Gorda, occurring in scattered populations in 
association with coastal dune, coastal scrub, chaparral, and grassland habitats. They spend their entire 
lives in association with two buckwheat plants in the genus Eriogonum. Emerging in late summer and 
early autumn, the adults mate and lay eggs on the flowers of these host plants. The eggs hatch shortly 
thereafter and the larvae begin to feed on the flowers of the plant. Important habitat for the Smith's Blue 
is threatened by development and the invasion of non-native plants. Dune buckwheat (Eriogonum 
parvifolium ), a Smith's blue butterfly host plant, has been documented on the project site. 

The globose dune beetle, a federal species of special concern, is endemic to California's coastal dune 
system. These beetles are primarily subterranean, tunneling through sand underneath dune vegetation. 
The species is fairly widely distributed in spite of the fact that the adults lack functional wings, however, 
due to habitat losses, there is some concern about its continued existence. Therefore, this species 
requires careful monitoring. Although no globose dune beetles were observed on the property by 
Elkhorn Native Plant Nursery, surveys were not conducted for species and therefore it is not possible to 
rule out their potential presence. 

The black legless lizard is a fossorial (burrowing) animal that typically inhabits sand or loose soil. This 
species is regarded as a Species of Special Concern by DFG because of habitat loss due to human 
impacts to coastal dune habitats (Jennings and Hayes 1994). The potential for this species to occur on 
the site was identified in the biological report prepared for the applicant (See Exhibit G, Ferreira 2000). 
Ms. Ferreira states "if the lizard is present on the site, they would likely be near the mature mock heather 
shrubs in the 'Habitat' area." However, knowledge of the longevity, movement, and microhabitats of 
these lizards is incomplete because studying them in their underground habitat is difficult. Recent studies 
have shown that the legless lizards can utilize many different microhabitats and may reside in the 
soil/sand at a maximum depth of 11.5 em. Therefore, assumptions of species/habitat affinities stated in 
the biological report may not be based on current knowledge of the species ecology, and its potential 
presence cannot be dismissed. 

In conclusion, based on the above evidence, including the location of the site within the significant and 
sensitive Asilomar dune ecosystem, the existing resources on site, biology reports prepared for the 
project site, and the fact that a rare plant community, a federally-listed threatened plant, and potentially 
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several other sensitive species occur on the site, the Commission finds that the project site meets the 
definition ofESHA established in the LCP. 

2) The Project is Inconsistent with LCP Protection Provisions 

The LCP contains numerous policies designed to protect environmentally sensitive habitat areas such 
as the area's indigenous remnant coastal sand dunes. Policy 8 prevents disruption of ESHA and 
restricts development to that which is resource dependent, such as nature study, and LCP Policy 18 
specifically limits use of remnant sand dune habitat to "low-intensity scientific, educational, or 
recreational activities dependent on the resource ... ". Additionally, Policies 13 and 17 require 
conservation easements over the sensitive habitat areas, and Policies 14 and 15 restrict removal of 
indigenous vegetation and the use of non-native plant species for landscaping. Policy 17 also 
provides for change in building design and location to avoid impacts to ESHA. 

• 

The project is inconsistent with LCP policies 8 and 18 because it involves residential development 
that is not resource dependent, nor a scientific, educational or recreational use, in remnant dune 
ESHA. As shown in project plans approved by Monterey County, the project involves the expansion 
of an existing house (through demolition and rebuild) into sensitive dune habitat (See Exhibit D, 
Page 1). The new house would increase coverage from approximately 6.8% of the lot (2850 sq. ft), to 
just over 25% (7828 sq.ft), -- nearly three times greater. This approval allows an unnecessary 
increase in the building footprint for a residential (i.e. non resource dependent) use in ESHA. In • 
addition to an significant increase in the house size, its design includes a large motor court in the rear 
of the house and longer driveway than currently exists. This impact could be avoided by designing 
the house to not include a large motor court, and to provide main access to the front or side of the 
house rather than the rear, thus avoiding the long driveway. Also, the proposed fence is not 
consistent with avoiding impacts to the dune habitat system because its design prohibits the free 
movement of sand and seeds required for a healthy dune system (See Exhibit L for site photos). 
Although site plans show an existing fence around the perimeter of the property (See Exhibit D), a 
staff site visit confirmed that the existing fence does not surround the property, leaving the dune 
habitat in the rear of the property easily accessible to animals and the dispersal of seeds. 

It is also inconsistent with LCP policies 13 and 17 because the proposed conservation easement area 
does not protect all ESHA on site outside of the building envelope. Moreover, the project has not 
been designed and sited to avoid impacts to ESHA, inconsistent with LCP policies 17 and 8. For 
example, the construction of a larger house and driveway/motor court will result in the removal of 
ESHA; an impact that could be avoided by siting and designing the home to be similar in size and 
location to the existing home (see de novo findings for more detail). The project is similarly 
inconsistent with LCP policy 14 because the removal of indigenous vegetation and land disturbance 
has not been minimized. Finally, the project is inconsistent with Policy 15 because the local approval 
does not limit landscaping material to native plants. Thus, the project does not adequately protect the 
dune habitat resources along Seventeen Mile Drive in the Del Monte Forest, and raises a substantial 
issue regarding inconsistency with LCP policies 8, 13, 14, 15, 17, and 18. 
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2. Visual Resources 

A. Appellants' Contentions 
The appellants contend in part that the project on appeal is inconsistent with the Certified LCP for the 
following reasons: 

• This project is disproportionate to the lot and the adjacent front line houses. 

• This project will impact the viewshed ofthe Bird Rock viewing area and Spyglass Hill Road. 

• The house location does not blend in with the dunes. 

B. Local Coastal Program Provisions 
The appellants specifically reference the following Land Use Plan (LUP) and Coastal Implementation 
Plan (CIP) policies regarding visual resources (See Exhibit F for complete text of appellants' 
contentions): 

• 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 .... 

• Policy 55 Areas within the viewshed of scenic corridors identified on the LUP Visual Resources 
Map shall be zoned with a district, which requires adequate structural setbacks (generally a 
minimum of 50), the siting and design of structures to minimize the need for tree removal and 
alterations to natura/landforms. New structures shall be designed to harmonize with the natural 
setting and not be visually intrusive. 

• 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, which will 
achieve that effect. Where necessary, modifications shall be required for siting, structural 
design, shape, lighting, color, texture, building materials, access, and screening. 

• Policy 57 Structures in scenic areas shall utilize native vegetation and topography to provide 
screening from the viewing area. In such instances, the least visible portion of the property 
should be considered the most desirable building site location, subject to consistency with other 
siting criteria (e.g., proximity to environmentally sensitive habitat areas and safe access). 

• Policy 58 Parking on the seaward side of 17-Mi/e Drive should be designed to minimize the 
visual impact of parked vehicles in the viewshed and disturbance to the habitat. The appropriate 
site specific access recommendations shall apply to this area. 

• CIP Sectio11 20.147.070.A. Public Viewshed Determination! The project planner shall make an 
on-site investigation in order to determine whether the project is within the public viewshed or 
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affects visual access from public viewing areas. Proposed buildings shall be accurately indicated 
as to dimensions, height and roojlines by poles with flags. The location ofproposed access roads 
shall be accurately indicated by stakes with flags. Both poles and stakes shall remain in place for 
the duration of the project review and approval process. The project planner, at his/her 
discretion in the process of the on-site review, may record the proposed development 
photographically, and may require that the applicant superimpose on the photographs a 
representation of the proposed project. During the on-:site investigation, the planner shall also 
review the project for conformance with the ordinance elements and shall determine 
development alternatives which would bring the project into full conformance with the 
ordinance. 

• CIP Sectio11 10.147.070.C. General Development Standards 1 Development, along with related 
access roads, within visually prominent settings as identified on Figure 2C "Visual Resources" 
in the Del Monte Forest Area Land Use Plan shall be sited on the least visible area of the lot, 
subject to consistency with other development standards of this implementation ordinance and as 
determined by staff field review of the proposed development on its' impact of visual sensitivity. 
Structures shall be screened from view using native vegetation and topography (Ref Policy #50 
Del Monte Forest Area Land Use Plan.) 

• 

• CIP Section 20.147.070.C General Developme1tt Standards 3 Ridgeline development is 
prohibited ... "Ridgeline Development" is development on the crest or side of a hill which creates 
a silhouette against the sky when viewed from a public viewing area. A Use Permit for such • 
development may only be granted if the decision-making body is able to make findings that: 1) ... 
2) ... or 3) development on the ridge will minimize grading, tree removal or otherwise better meet 
resource protection policies of the Del Monte Forest Area Land Use Plan or development 
standards of this ordinance ... 

C. Local Government Action 
The County's action (Resolution 02-212, Exhibit E) allows for the demolition of a single-story home and 
its replacement with a larger two-story home on Seventeen Mile Drive. Finding #1 (Exhibit E, Page 1) 
states that the project is consistent with the plans policies, requirements and standards of the LCP. 
Evidence for this finding states that Planning and Building Inspection staff reviewed the project for 
conformity with the LCP. There is no separate finding dealing with visual impacts of the development. 

The project is conditioned to use unobtrusive lighting and control off-site glare, to get approval from 
the Planning and Building Inspection Department regarding the location, type and size of all 
antennas, satelite dishes and similar appurtnances, and to protect native trees located close to the 
construction site. Additionally, the project is conditioned to require landscaping, and to continuously 
maintain the plant material "in a litter-free, weed-free, healthy, growing condition." 

D. Substantial Issue Analysis and Conclusion 
The protection of visual resources in the Del Monte Forest planning area is of high concern. There are 
numerous LCP policies designed to protect visual resources in this planning area, especially along scenic • 
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corridors and other sensitive visual areas, such as those visible from Point Lobos State Park. The visual 
Policy Guidance Statement describes 17-Mile Drive as an important visitor destination and lists the 
objective of the Plan as the protection of the area's "magnificent scenic and visual resources." Also 
found in the Policy Guidance Statement are the guiding principles of avoiding incompatible 
development and to encourage improvements that complement the natural scenic assets. This statement 
explicitly states, "only compatible development along 17-Mile Drive should be allowed." 

The appellants contend that the new house will have visual impacts, specifically that it will be too large 
for the lot; that it will impact public viewing areas such as the Bird Rock pull out and Spyglass Hill Rd.; 
and that the house location does not blend in with the dunes. Their concern is that this project will have 
impacts on the viewshed from the 17-Mile Drive scenic corridor. 

The proposed project is inconsistent with the requirements of Policy 55 because the new residence will 
alter natural dune landforms, and it has not been designed to harmonize with the natural setting, 
specifically the surrounding dune habitat. As detailed in Finding 1 above, the proposed house and 
driveway/motor court has a much larger footprint than the existing residence, and because of the size, a 
greater amount of landform alteration (i.e. of dune habitat) is required for its development. The project 
also has not been sited to minimize detraction from scenic values of the shoreline as required by Policy 
56, because the development, including the fence, has not been designed to be subordinate to and 
blended into the environment. The existing house is one story, with a flat roof that is stepped up 
gradually to simulate the gradual slope of the dunes (See Exhibit L). Similarly, the size of the proposed 
structure does not blend in with the surrounding dune environment. The height of the proposed structure 
is 26 feet 4 inches, with a steep sloping roof, as opposed to the existing structure's one story and flat 
roofs with stepped increases to the full height (see Exhibit D for site elevations). The proposed fence is 
also inconsistent with this policy because its design will breakup the relatively expansive views along 
the shoreline and scenic corridor. 

Additionally, the project is inconsistent with Policies 51 and 57 which require maximum screening with 
native vegetation and topography because the new house is designed in a manner that makes it more 
visible from the Bird Rock public viewing area and unable to be adequately screened with native dune 
vegetation. Finally, the development may creates ridgeline impacts because it will create a "silhouette 
against the sky when viewed from a public viewing area", which is prohibited by CIP Section 
20.147.070.C.General Development Standards 3 (See Exhibit L). Thus, the project as proposed and 
conditioned by the County is inconsistent with LCP visual policies 55, 56, 51, 57 and CIP Section 
20.14 7 .070.C, and the Commission finds that a substantial issue is raised with respect to visual issues. 

3. Need for Comprehensive Review 

A. Appellants' Contentions 
The appellants contend in part that the project on appeal is inconsistent with the Certified LCP for the 
following reasons: 

California Coastal Commission 



18 A-3-MC0-02-058 Smith Demo Rebuild 09.19.02.doc 

• Lack of fair or impartial hearing. 

• Findings not supported by the evidence. 

• The decision was contrary to law. 

The appellants do not specifically reference any LCP or LCIP policies with regard to the issue of 
comprehensive environmental review (See Exhibit F for complete text of appellants' contentions). 

B. Local Coastal Program Provisions 
The LCP contains the following relevant policies regulating the public hearing process and defining 
required findings for Coastal Administrative Permits: 

• CIP Section 20.84.030 Public Hearing Required Any action to approve or deny any 
application for a discretionary permit by an Appropriate Authority, including the Board of 
Supervisors, shall require that a public hearing be held and notice given pursuant to this 
Chapter. 

• 

• CIP Section 20. 76.050.C In acting on a Coastal Administrative Permit, the Appropriate 
Authority shall make findings as necessary to support its decision on the permit. Such findings 
shall address, but not be limited to, consistency with the Monterey County Local Coastal 
Program, site suitability, environmental issues, public access pursuant to Section • 
20. 70.050.B.3of this Title, and Variances where applicable. The findings shall include a 
determination that the subject property is in compliance with all rules and regulations 
pertaining to zoning uses, subdivisions, and any other applicable provisions of Title 20 and that 
all zoning violation abatement costs have been paid. 

C. Local Government Action 
Appeal findings #10, 11, and 13 (Exhibit E, Page 5) state that public hearings were held on October 29, 
2001 with the Planning Commission; October 31, 2001 with the Planning Commission; and May 
21,2002 with the Board of Supervisors. The County adopted the findings required by CIP Section 
20.76.050.C as findings 1, 2 and 3 ofthe final Resolution 02-212 (See Exhibit E, Pages 1-3). 

D. Substantial Issue Analysis and Conclusion 
The County conducted public hearings in accordance with LCP requirements and adopted the findings 
called for by 20.76.050. Thus, the appellants' contentions regarding hearings and findings do not raise a 
substantial issue. The more general contentions regarding evidence and consistency with the law are 
addressed in the other sections of this report. These sections conclude that, based on the evidence, the 
County's action is indeed in conflict with the LCP, and therefore raises a substantial issue. 
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The appellants contend that the project on appeal is inconsistent with the Certified LCP because it 
involves the removal of a historic resource. 

The appellants do not specifically reference any LCP or LCIP policies (See Exhibit F for complete text 
of appellants' contentions). 

B. Local Coastal Program Provisions 
The Land Use Plan and Coastal Implementation Plan contain policies designed to protect archaeologic 
and cultural resources: 

• Policy 63 When developments are permitted on parcels where archaeological or other cultural 
resource sites are located, project design shall be required which avoids impacts to such sites. 
Wher'e the site has religious significance, emphasis should be placed on preserving the entire 
site; likewise, where the site is of known regional significance, consideration shall be given to 
nominating the site to the National Register and preserving it . •• CIP Sectio11 20.147.080.D General Developme11t Sta11dards 1 All development permitted on 
parcels containing archaeological or other sensitive cultural resources must design such 
development to avoid impacts to those sites. . .. (Ref Policy #63 Del Monte Forest Area Land . 
Use Plan.) ... 

• 

C. Local Government Action 
Finding #1 in Resolution 02-212 (Exhibit E, Page 1) states that the project is consistent with the "plans, 
policies, requirements and standards of the Local Coastal Program (LCP)." Evidence for this finding 
cites an archaeological report prepared by Archaeological Consulting, and states that the report "found 
no evidence of cultural or historical resources". The County did not evaluate the architectural 
significance of the existing structure. 

D. Substantial Issue Analysis and Conclusion 
The archaeological report prepared by Archaeological Consulting on July 31, 2000 states that no 
evidence of historic cultural resources were found on the parcel. Project methodology consisted of a 
literature search of files of the Northwest Regional Information Center of the California Archaeological 
Inventory located at Sonoma State University and a search of Archaeological Consulting's personal files 
and maps. Field reconnaissance was also conducted on July 18, 2000. In addition, the California 
Inventory of Historical Resources, California Historical Landmarks, and the National Register of 
Historic Places were checked for cultural resources that might be present other than archaeological 
resources. None were discovered. 
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Although no archaeologic resources have been identified on the site, the existing home to be demolished 
may indeed have historic significance, based on its architectural type, that merits an evaluation under 
LCP Policy 63 and IP section 20.147.080.0. A letter submitted by a historian hired by an appellant (See 
Exhibit K) describes the existing house on the site, constructed in 1952-1953, as a Usonian house. 
According to the historian, this type of architecture, termed modem, was developed by Frank Lloyd 
Wright in the 1930's as a means to provide affordable housing in America. Usonian houses are 
characterized by low or flat roofs, finishes using natural materials, carports and the lack of basements, 
along with a flow of internal spaces, and a brick utility core with a massive chimney stack. The existing 
house was not designed by Wright himself, but by one of his proteges, and is possibly the only example 
of a Wrightian Usonian house in Monterey County. The house in question, along with two others in the 
area, provide notable examples of modem architecture in close vicinity to the site (Pers. Comm. Kent 
Seavey 9/6/02). 

Given the potential historic architectural design of the structure, a more in-depth review of its regional 
significance is needed to evaluate the consistency of its demolition with Policy 63 and IP section 
20.147.0800. If such a review concludes that the existing structure is a regionally significant historic 
resource, the LCP requires the consideration of alternatives that would protect the resource, such as 
those that would retain the structure's unique architectural character. Therefore, the Commissi<?n finds 
that the appeals raise a substantial issue with respect to protection of historic/cultural resources. 

C. Substantial Issue Analysis· Conclusion 
In conclusion, the appeal raises a substantial issue in terms of compliance with the LCP, with respect to 
environmentally sensitive habitat, visual issues, and historic resource issues. The development approved 
by Monterey County, Board of Supervisors Resolution #02-212 does not conform to LCP policies 
protecting the historical, scenic and natural resources of the project site as required by the Monterey 
County Certified Local Coastal Program. 

D. De Novo Coastal Permit Findings 
The applicant proposes to demolish an existing, one-story, single-family residence and replace it with a 
much larger two-story, single-family residence, garage, and motor court. As discussed in the Substantial 
Issue findings above, directly incorporated into these de novo findings by reference, this project is 
inconsistent with the Monterey County LCP and cannot be approved. 

. First, as established in the above findings, the project is located on Seventeen Mile Drive, in the 
Asilomar dunes complex, an area of remnant sand dune habitat. The applicant proposes a non-resource 
dependent development in ESHA, and has not avoided and minimized damage to the remnant dune 
habitat. Nor does the project provide for the maximum amount of protection of remaining dune habitat 
on site through the use of conservation easements. Therefore, this development is inconsistent with LCP 
policies 8, 13 17, 14 and 18, which respectively require development in ESHA to be resource dependent 

• 

• 

and require resiting or redesign to prevent impacts to ESHA; to provide conservation easements over the • 
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ESHA on site; to restrict land disturbance (paving) and removal of indigenous vegetation near ESHA; 
and uses in remnant dunes to be of a scientific, educational or recreational nature. 

Second, the above findings also show that the project is inconsistent with the LCP's visual protection 
policies. The applicant proposes to build a house that is larger than the existing residence, consisting of a 
greater amount of landform alteration, in addition to being more visually intrusive than the existing 
structure. The proposed development, including the proposed grape stake fence, is not subordinate to nor 
does it blend in to the surrounding dune habitat. Additionally, the proposed project does not include 
screening of the development from the public with native vegetation and topography. Therefore, this 
development is inconsistent with LCP policies 55, 56, 51 and 57 which require minimization of natural 
landform alteration and for structures to harmonize with the natural setting; structures to be designed and 
sited in a manner that does not detract from the scenic values of the shoreline and for structures to be 
subordinate to and blended into the environment; and provision of the maximum screening with natural 
vegetation or topography from vjewing areas. Thus, as designed, the project is inconsistent with visual 
protection policies and therefore must be denied. 

Finally, the above findings also show that the project has the potential to conflict with LCP policy #63 
and IP section 20.147.080.D, which protect cultural resources. In light of the fact that the County did not 
evaluate the historic value of the existing house proposed for demolition, and given that the only 
available historic evaluation of the existing house states that the house is a sensitive cultural resource, 
there is evidence supporting a conclusion that the existing house must be protected until proven 
otherwise or until its demolition is adequately mitigated. Thus, this project is not in conformance with 
LCP policy 63 and IP section 20.147.080.D pertaining to protection of cultural resources. 

Because of these inconsistencies with the LCP, required design modifications to the project are. 
numerous and substantial. In this instance, it would be more practical for the applicant to submit a 
redesigned project to the County, consistent with the LCP requirements, than it would be for the 
Commission to approve the project subject to conditions that would require substantial redesign and 
review by Commission staff through the condition compliance review process. 

Alternatives 
There are alternatives to demolishing the existing house on site and replacing it with a larger structure. 
The lot already contains a single-family home; continued use of the existing house is a viable use that 
avoids additional impacts to ESHA consistent with LCP requirements. Additionally, if the existing 
house is determined not to be a significant historical resource, or if the impacts to historical resources 
associated with its demolition are adequately mitigated for, the potential remains that the existing house 
could be demolished (or remodeled) and the applicant could propose to rebuild within the existing 
development footprint to avoid further impacts to ESHA. Similarly, the possibility also exists that if the 
existing house is demolished, given the proper determination of its historicity and mitigation for 
demolition, that a structure could be proposed outside of the existing development footprint as long as 
the new proposal does not exceed the size of the existing development footprint and would be more 
protective of the site's ESHA. For example, an alternative building envelope that is closer to 17-Mile 
Drive, combined with restoration of the existing footprint area may be a viable option for development 
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because it would allow for a larger contiguous dune habitat area behind the house. Policy 84, not raised 
in this appeal, establishes a minimum setback of 15-20 feet from the front lot line, and thus would allow 
the building footprint to be moved closer to 17-Mile Dr. to achieve greater protection of the dune habitat. 
Although strict adherence to the screening aspect of Policies 51 and 57 would conflict with ESHA 
policies because low-growing native dune plants aren't generally suitable for screening, the Del Monte 
Forest Land Use Plan states that the protection of natural resources takes precedence over other resource 
concerns. Chapter 6 provides that proposals "must satisfy the natural resource protection policies" of the 
plan, and that "If land use and natural resource protection policies conflict, resource protection policies 
shall prevail"(Emphasis added). Thus, staff notes that an alternative project could be accepted because 
the LCP prioritized the protection of natural resources. However, the alternative would have to be 
designed to maximize protection and enhancement of dune habitats, such as one that replaces the 
existing residence with one of equal or smaller size closer to the street, and also provides for protection 
and enhancement of dune resources on the remainder of the site. 

Conclusion 

• 

This analysis has revealed fundamental inconsistencies with Monterey County LCP, as well as 
significant issues that were not satisfactorily addressed by the County analysis. The project as presented 
does not conform to LCP policies calling for the protection and maintenance of Environmentally 
Sensitive Habitat areas and the protection of visual and cultural resources. Therefore, because the 
proposed demolition and reconstruction project is not resource dependent development in ESHA, causes 
negative visual impacts, and will destroy a potentially significant historical resource, it is inconsistent • 
with LCP policies designed to protect the resources found at the project site, and must be denied. 

E. California Environmental Quality Act (CEQA) 
Section 13096 of the California Code of Regulations requires that a specific finding be made in 
conjunction with coastal development permit applications showing the application to be consistent with 
any applicable requirements of CEQA. 

In this instance CEQA does not apply. Public Resources Code Section 21080 outlines the application of 
CEQA to discretionary projects. Subsection 21080.b.5 states that CEQA shall not apply to "projects 
which a public agency rejects or disapproves"; therefore in this instance CEQA requirements do not 
apply. 
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MONTEREY COUNTY 
PLANN1NG & BUILDING INSPECTION DEPARTMENT 
2620 1st A VENUE MARINA, CA 93933 
(831) 883-7500 FAX:. (831)384-3261 

July 17, 2002 I By Certified Mail 

Rick Hyman, Deputy Chief Planner 
California Coastal Commission 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 

Re: Final Local Action Notice 
Murray and Carol Smith 
3105 Seventeen Mile Drive, Pebble Beach 
APN 008-012-007-000 
Permit# PLN 00 0239 

Dear Rick Hyman: 

JUL 1 9 2002 

CALIPORNit\ 
COASTAL COMM!SSlON 
CENTRAL COAST AREA 

• 

Enclosed is a copy of Resolution No. 02-212 before the Board of Supervisors in and for the • 
County of Monterey, State of California, granting permit approval for the development project as 
detailed in the resolution. The action was taken by the Board on May 28, 2002~ 

The planner who was handling this project has left the Planning Department's employ, and I am 
the newly assigned planner for the project. I apologize that submittal of this notice to you has 
been delayed. 

Sincerely, 

-.........-..I.\. Nelson 
Senior Planner 
(831) 883-7522 

Enclosure: Before the Board of Supervisors in and for the County of Monterey, State of 
California, Resolution No. 02-212 
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Before the Board of Supervisors in and for the 

County of Monterey, State of California R E C E 1 V ED 

Resolution No. 02-212 ) 
JUL 1 9 2002 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Adopt a Mitigated Negative Declaration and Mitigation ) 
Monitoring Plan and approve a Coastal Administrative ) 
Permit and Design Approval for Murray and Carol Smith ) 
(PLN 000239) to allow the demolition of an existing one- ) 
story single family dwelling and construction of a two-story ) 

FINAL LOCAL 
AGION NOTICE 

single family dwelling with an attached three-car garage, ) 
new driveway (decomposed granite), addition and ) 
replacement of sections of the perimeter grape stake fence ) 
( 4 to 6 feet in height), new 6 foot timber entry gate with ) 
stone columns and associated grading. The property is ) 
located at 3105 Seventeen Mile Drive (Assessors Parcel ) 
Number 008-012-007-000), northeasterly of the ) 
intersection of Seventeen Mile Drive and Spyglass Hill ) 
Drive, Del Monte Forest Land Use Plan. 

In the matter of the application of PLN 000239 (Murray and Carol Smith) 

WHEREAS: The Monterey County Board of Supervisors pursuant to regulations established by 
local ordinance and state law, has considered, at public hearing, a Coastal Administrative Permit 
and Design Approval, located fronting on and easterly of Seventeen Mile Drive at 3105 Seventeen 
Mile Drive (Assessors Parcel Number 008-012-007-000), Del Monte Forest Area, Coastal Zone 

WHEREAS: Said proposal includes: 

1. Adoption of a Mitigated Negative Declaration and Mitigation Monitoring Plan, and 
2. Coastal Administrative Permit and Design Approval to allow the demolition of an 

existing one-stor; single family dwelling and construction of a two-story single 
family dwelling with an attached three-car garage, new driveway (decomposed 
granite), addition and replacement of sections of the perimeter grape stake fence ( 4 to 
6 feet in height), new 6 foot timber entry gate with stone columns and associated 
grading. 

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

1. FINDING: The subject Coastal Development Permit and Design Approval 
(PLN000239), as described in condition #1 and as conditioned, conforms 
with the plans, policies, requirements and standards of the Local Coastal 
Program (LCP). The LCP for this site consists of the Del Monte Forest Land 
Use Plan, Del Monte Forest Coastal Implementation Plan (Part 5), Part 6 of 
the Coastal Implementation Plan, and the Monterey County Zoning 
Ordinance (Title 20). The property is located at 3105 Seventeen Mile Drive, 
in the Del Monte Fj\rgi~-e2Jbsffoastal Zone. The parcel is .z9~ed 
"WR/1.5-D (CZ)'sftri'tWr:Rfmam~1RJ:ntial, 1.5 Acres per u&r-~1gn f 
Control District). The sit~~~ically suitable for the use pro~ed. ThGI 

Exhibit {;. 
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project is in conformance with the public access and public recreation 
policies of the Coastal Act and Local Coastal Program, and does not 
interfere with any form of historic public use or trust rights. No access is 
required as no substantial adverse impact on access, either individually or 
cumulatively, as described in Section 20. 70.050.B.4.c of the Monterey 
County Coastal hnplementation Plan, can be demonstrated. The subject 
property is in compliance with all rules and regulations pertaining to zoning 
uses, subdivision, and any other applicable provisions of Title 20, and any 
zoning violation abatement costs have been paid. 

EVIDENCE: The Planning and Building hispection staff reviewed the project, as 
· contained in the application and accompanying materials, for conformity 

with: 
a) 
b) 

c) 

The certified Del Monte Forest Land Use Plan 
The certified Monterey County Coastal Implementation Plan 
regulations for Low Density Residential, 1.5 Acres per Unit or the 
"LDR/1.5-D (CZ)" District in the Coastal Zone, and 
Chapter 20.14 Monterey County Coastal Implementation Plan 
regulations for development in the Del Monte Forest Land Use Plan. 

EVIDENCE: The proposed development has been reviewed by the Monterey County 
Planning and Building Inspection Department, Water Resources Agency, 
Public Works Department, Environmental Health Division, Parks and 
Recreation Department, and Cypress Fire Protection. There has been no 
indication from these agencies that the site is not suitable for the proposed 
development. Necessary public facilities are available to the project site. 
Staff verification of the Monterey County Planning and Building 
Inspection Department records indicated that no violations exist on subject 
property. The Initial Study demonstrates that no physical or environmental 
constraints exist that would indicate the site is not suitable for the proposed 
development. Each agency has recommended conditions for improvements. 

EVIDENCE: The proposed Single Family Residential use is consistent with the 
development standards for Low Density Residential Development, pursuant 
to Title 20, Monterey County Coastal Implementation Plan (Part 1 ). 

EVIDENCE: Written and verbal public testimony submitted at public hearings before the 
· Planning Commission. . 

EVIDENCE: Archeological Report prepared by Archeological Consulting found no 
evidence of cultural or historical resources. 

EVIDENCE: "Assessment ofPotential hnpacts on Sensitive Biological Features" 
prepared by Jean E. Ferreira, Elkhorn Native Plant Nursery. 

EVIDENCE: The application, plans, and support materials submitted by the project 
· applicant to the Monterey County Planning and Building Inspection 

Department for the proposed development, found in the project file. 
EVIDENCE: The on-site inspection by the project planner on January 29, 2001 and March 

28, 2001 to verify that the proposed project complies with the Del Monte 
Forest Area Coastal Implementation Plan (Part 5). 

EVIDENCE: Staff verification of the Monterey County Planning and Building Inspection 

EVIDENCE: ~e project site isSlWJtffl~&~ ~nmentally Sensitive :a~~~ o~f 
Department records ~'*-~&~~;· lations exist on subject pr~er:t;Y: t: 
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F1NDING: The proposed project, including all permits and approvals, will not have 
significant adverse impacts on the environment. A Mitigated Negative 
Declaration has been prepared and is on file (File # PLN000239) in the 
Department of Planning and Building Inspection. All mitigation measures 
identified in the Initial Study and Mitigated Negative Declaration and all 
project changes required to avoid significant effects on the environment 
have been incorporated into the approved project or are made conditions of 
approval. A Program for Monitoring and/or Reporting on Conditions of 
Approval (hereafter "the Program'') has been prepared pursuant to Public 
Resources Code 21081.6 and is made a condition of approval. The Program 
is attached hereto as Ex.Pibit "C" and is incorporated herein by reference. 
Potential environmental effects have been studied, and there is no substantial 
evidence in the record, as a whole, that supports a fair argument that the 
project, as designed, may have a significant effect on the environment. The 
Mitigated Negative Declaration reflects the independent judgment and 
analysis of the County based upon the findings and conclusions drawn in the 
Initial Study and the testimony and information received, and scientific and 
factual data presented as evidence during the public review process. The 
Monterey County Planning and Building Inspection Department, located at 
2620 1st Avenue, Marina, is the custodian of the documents and the 
materials that constitute the record of proceedings upon which the adoption 
of the Mitigated Negative Declaration is based . 

EVIDENCE: The application, plans, and support materials submitted by the project 
applicant to the Monterey County Planning and Building Inspection 
Department for the proposed development, found in the project file. 

EVIDENCE: County staff prepared an Initial Study for the project in compliance with the 
California Environmental Quality Act (CEQA) and its Guidelines. The 
Initial Study provided substantial evidence that the project would not have 
significant environmental impacts. A Mitigated Negative Declaration was 
filed with the County Clerk on July 24, 2001. The following evidence has 
been received and considered: All comments on the Initial Study; evidence 
in the record that includes studies, data and reports supporting the Initial 
Study; additional documentation requested by staff in support of the Initial 
Study findings; information presented during public hearings; staff reports 
that reflect the County's independent judgment and analysis regarding the 
above referenced studies, data and reports; application materials, and expert 
testimony. Among the studies, data and reports analyzed as part of the 
environmental determination are the following: 
1. "Assessment of potential Impacts on Sensitive Biological Features" by 

Jean E. Ferreira, Botanist, Elkhorn Native Plan Nursery dated August 
22, 2000 and ... t\rnendment (to allow a spring survey of the site) to the 
report dated June 12, 2001. 

2. Preliminary Archaeological Reconnaissance of Assessor's Parcel 
Number 008-012-007 by Archaeological Consulting . 

EVIDENCE: The Program for M~~~ffl:f-5~5(f5§eporting on Conditions ot_Appr:?val, 
prepared and requ§'ffiiiflPB~ffiO#{etf.9tfan 21081.6 of the Publi~etlrces 
Co~e, is n:ade .a cond1t1o~ov2l 1and is designed to ensure ~p~ian&f 
dunng proJect Implementation. Exl··ub,\-E. 
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EVIDENCE: No facts, reasonable assumptions predicated on facts, testimony supported • 
by adequate factual foundation, or expert opinion supported by facts, have 
been submitted that refute the conclusions reached by these studies, data and 

3. 

reports. Nothing in the record alters the environmental detennination, as 
presented by staff, based on investigation and the independent assessment of 
those studies, data and reports. 

EVIDENCE: Studies, data and reports prepared by staff from various County departments 
including Planning and Building Inspection, Public Works, Environmental 
Health and Monterey County Water Resources Agency support the adoption 
of the Mitigation Negative Declaration for the project. 

FINDING: The establishment, maintenance, or operation of the use or structure applied 
for will not, under the circumstances of the particular case, be detrimental to 
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 improvement in the neighborhood, 
or to the general welfare of the County. · 

EVIDENCE: The project as described in the application and accompanying materials was 
reviewed by the Department of Planning and Building Inspection, 
Environmental Health Division, Public Works Department, Cypress Fire 
Protection, and the Water Resources Agency. The respective departments 
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. 

4. FINDING: 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 Watel;' Service Company 

EVIDENCE: Staff report, oral testimony at the hearing; administrative record. 

5. FINDING: 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 control, 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. 

EVIDENCE: Staff report, oral testimony at the hearing; administrative record. 

6. FINDING: In view of the preceding finding, and the fact that the present application for 

• 

a pemrit otherwise meets all County requirements, the County approves the • 
application subject to determination by the Monterey County Water 

Resources Agenc~y, i-~~fs!52~s~ water availability certificati~n.. that E. 
water is available ~- ~8Yk~a Mf applicant's being able~~ a 
water use pemrit ord e ~- Ul pg. S of J z_ 
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7. FINDING: The project is appealable to the Board of Supervisors and the California 
Coastal Commission. 

EVIDENCE: Sections 20.86.070 and 20.86.080 of the Monterey County Coastal 
Implementation Plan. 

FINDINGS FOR APPEAL 

8. FINDING: The property which is the subject of this appeal is located at 3105 Seventeen 
Mile Drive, in the Del Monte Forest area, in the County of Monterey ("the 
property"). 

9. 

10. 

EVIDENCE: Planning Commission Resolution No. 01 066; Planning and Building 
Inspection Department File No. PLN000239; administrative record. 

FINDING: Applicant filed with the County of Monterey an application for a Coastal 
Administrative Permit and Design Approval to allow demolition of an 
existing one-story single family dwelling and construction of a two-story 
single family dwelling with an attached three-car garage, new driveway 
(decomposed granite), addition and replacement of sections of the 
perimeter grape stake fence (4 to 6 feet in height), new 6 foot timber entry 
gate with stone columns and associated grading on the property. 

EVIDENCE: Planning and Building Inspection Department File No. PLN00023; 
administrative record. 

FINDING: Applicant's application for a Coastal Administrative permit and Design 
Approval came for consideration before the Planning Commission at a 
public hearing on October 29,2001 

EVIDENCE: Planning Commission Resolution No. 01066; Planning and Building 
Inspection Department File No. PLN000239. 

11. FINDING: At the conclusion of the public hearing on October 31, 2001, the Planning 
Commission approved the application on the basis of the findings and 
evidence contained in Planning Commission Resolution No. 01066. 

EVIDENCE: Planning Commission Resolution No. 01066; Planning and Building 
Inspection Department File No. PLN000239. 

12. FINDING: Appellant timely filed an appeal from the Planning Commission alleging 
that (1) there was a lack of fair or impartial hearing; (2) the findings, 
conditions, or the decision of the Planning Commission were not supported 
by the evidence; and (3) that the decision was contrary to law. 

13. 

EVIDENCE: Appellant's Notice of Appeal; files of Clerk of the Board of Supervisors. 

FINDING: Pursuant to the provisions of the Monterey County Zoning Ordinance and 
other applicable laws and regulations, the Board, at a continued public 
hearing on May 21,2002, heard and considered the appeal. 

EVIDENCE: Minutes and other records of the Board of Supervisors' meeting of May 21, 
20?2;. files of ~e ~kMU'Obe~ of Supervisors and Pl~eifildE 
Bu1lding Inspect1o$~~/Rebuild pg. lD of 1 ? 
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FlNDING: Upon consideration of the documentary information in the files, the staff 
reports, the oral and written testimony and other evidence presented before • 
the Planning Commission the Board Denied the appeal and finds as follows: 

A. There was a fair and impartial hearing on the permit application before 
the Planning Commission, and appellant has bailed to sustain its burden 
as to this contention. 

B. The findings, conditions, or decision of the Planning Commission are 
supported by the evidence and the same are hereby adopted and 
incorporated herein by reference. 

C. The Planning Commission decision is in accordance with and not 
contrary to law. 

EVIDENCE: Oral testimony, staff reports, and documents in the administrative record. 

NOW, THEREFORE, BE IT RESOLVED THAT the Board of Supervisors does hereby 
approve the Smith application (PLN 000239) subject to the following conditions: 

1. The subject Coastal Administrative Permit and Design Approval would allow the 
demolition of an existing one-story single family dwelling and construction of a two-story 
single family dwelling with an attached three-car garage, new driveway (decomposed 
granite), addition and replacement of sections of the perimeter grape stake fence (4 to 6 
feet in height), new 6 feet timber entry gate with stone columns and associated grading. • 
The project is located at 3105 Seventeen Mile Drive (Assessor's Parcel Number 008-012-
007 -000), northeasterly of the intersection of Seventeen Mile Dr and Spyglass Hill Dr, 
Del Monte Forest Land Use Plan. 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 tenns and conditions ofthis 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. (Planning and Building Inspection) 

Prior to the Issuance of Grading and Building Permits: 

2. 

3. 

The applicant shall record a notice which states: "A permit (Resolution #01066) was 
approved by the Board of Supervisors for Assessor's Parcel Number 008-012-007-000 on 
May 21, 2002. The permit was granted subject to 3 7 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." 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) • The applicant shall enter into a 3·-· -~eb~~~·~· g Agreement with the Dire~t<;>r of 
Planning and Building Inspection.. t u.nmi! au ilding Inspection) . Exh1b1t E 

\::> uemotKe u1 a pg. l of /2 · 
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4 . Pursuant to the 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 the filing of the Notice of 
Determination. Proof of payment shall be furnished by the applicant to the Director of 
Planning and Building Inspection prior to the recordation of the tentative map, the 
commencement of the use, or the issuance of building and/or grading permits, whichever 
occurs first. The project shall not be operative, vested or final until the filing fees are paid. 
(Planning and Building Inspection Department) 

5. 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. T}fe applicant shall submit 3 copies of an exterior lighting plan which shall 
indicate the location, type, and wattage of all light fixtures and include catalog sheets for 
each fixture. The exterior lighting 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) 

6. No land clearing or grading shall occur on the subject parcel between October 15 and 
April 15 unless authorized by the Director of Planning and Building Inspection. 
(Planning and Building Inspection) 

7 . The applicant shall obtain a grading permit from the Building Inspection Division. 
(Planning and Building Inspection) 

8. The roadway surface shall provide unobstructed access to conventional drive vehicles, 
including sedans and fire engines. Surfaces should be established in conformance with 
local ordinances, and be capable of supporting the imposed load of the apparatus. · 
(Cypress Fire Protection District, CD F) 

9. For residential driveways with turns 90 degrees and less, the minimum horizontal inside 
radius of curvature shall be 25 feet. For driveways with turns greater than 90 degrees, the 
horizontal inside radius of curvature shall be 28 feet. For all driveway turns, an 
additional surface of 4 feet shall be added. (Cypress Fire Protection District, CD F) 

10. Gate entrances shall be at least the width of the traffic lane but in no case less than 12 feet 
wide. (Cypress Fire Protection District, CD F) 

11. Where gates are to be locked, the Reviewing Authority having jurisdiction may require 
installation of a key box or other acceptable means to immediate access for emergency 
equipment. (Cypress Fire Protection District, CDF) 

12. 

13. 

Unobstructed vertical clearance shall not be less than 15 feet for all access roads. 
(Cypress Fire Protection District, CDF) 

The building(s) shall be fully protected with automatic fire sprinkler system(s). The 
following notation is required onflf~PAW~<Yi!~S building pennit is applied for: ."The c . . 
building shall be fully protecte'SrWhW ~rlffi~PRntJrre sprinkler system. £s:UiHilti?n cKh,b,tt 
approval and maintenance shall be in coNHf\~e with applicable National FinP~rotecn6i\ (l:'j .i" &-
Association and/or Uniform Building ·cod.e Standards, the editions of which shall be fl. 



determined by the enforcing jurisdiction. Four(4) sets of plans for fire sprinkler· systems 
must be submitted and approved prior to installation. Rough-in inspections must be • 
completed prior to requesting a framing inspection (Garage Included)." (Cypress Fire 
Protection District, CDF) 

14. A drainage plan shall be prepared by a registered civil engineer or architect to address on
site and off-site impacts, arid necessary improvements shall be constructed in accordance 
with approved plans. (Water Resources Agency) 

15. 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 fonn of an approved Water Release Form. (Water Resources Agency) 

16. The location, type and size of all antennas, satellite dishes, towers, and similar 
appurtenances shall be approved by the Director of Planning and Building Inspection. 
(Planning and Building Inspection) 

17. A conservation and scenic easement shall be conveyed to the County over the rear portion 
of the property where dune habitat area exists, proposed dune restoration area, 100' 
setback from the centerline of Seventeen Mile Drive, and the 20' sideyard setbacks, 
excepting approved development. The easement may allow for private recreational 
access and enjoyment by the property owner including the placement of boardwalk and 
bench subject to the approval by a qualified biologist. Scenic and conservation deed to be • 
submitted to and approved by the Director of Planning and Building Inspection. 

18. Reduce the size of the motor court on southeast side by eliminating the extra ten feet of 
Decomposed Granite surfacing extending beyond the eastern edge of the garage. This 
will reduce the impacted habitat area by 200 ~.lowering the total impact area from 3,400 
~to 3,200 ~. (MMl) (Planning and ~uilding Inspection Department) 

19. The seed from the Monterey spineflower plants that will be covered by the development 
footprint shall be collected by a qualified biologist at the correct time of year for mature 
seed and properly stored (in dry, cool and consistent temperature) for propagation or 
broadcast onto the restoration sites. Seed shall not be stored more than twelve months, 
due to the drop in viability. (1.\1M5) (Planning and Building Inspection Department) 

20. Potential loss of current and potential Monterey spineflower habitat shall be offset by 
creating spineflower habitat on 7,000 sq. ft. of restored or enhanced dunes. These 
restored dunes areas will include area on the rear slope of the parcel covered by iceplant, 
with the balance filled by the creation of a new dune habitat on the northwest comer of 
the lot in the front of the proposed residence. Removal of existing vegetation and 
restoration shall be in accordance with the recommendations of the Biological report, 
plans for such shall be subject to the approval of the Director of Planning and Building 
Inspection Department. (MM6) (Planning and Building Inspection Department) • 21. A restoration plan for the propagtW$--_ ·on of the Monterey spineflo:v~r on .. 
the restored dune areas will bSiffiftftfle · tfHlented by a qualified ~lffittion &h,~t C. 
botanist. The goal of the restoration pl1:ij:>~ e to create self-perpetuating~ckets lJ! f'9 · qof 1 ~ 
Monterey spineflower in numerous locations on the restored habitat areas. The plan shall 
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• 
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22. 

23. 

outline methods of propagation, planting, and monitoring. The monitoring period shall 
cover a minimum of 3 years from the date of first flowering of the Spineflower on the 
treatment area and will continue until the success criteria has been met. The criteria for 
determining the success of the introduction of spineflower will be the presence of at least 
two additional pockets of Monterey spineflower in the restored dune areas that have been 
self-perpetuating for at least three seasons, with numbers of individuals increasing or 
remaining stable during the monitoring period. (MM7) (Planning and Building 
Inspection Department) 

A biological monitor shall inspect the site before construction, coordinate establishment 
of the construction boundary on the edge of habitat area, oversee protection fence 
construction, monitor grading and periodically check construction for consistency with 
these mitigation recommendations. This monitor shall be selected and under contract 
pursuant to the mitigation monitoring agreement prior to issuance of permits. (MM8) 
(Planning and Building Inspection Department) 

During a pre-construction meeting with the architect or owner, construction manager, and 
sub-contractors, the biological monitor will make a presentation to the group on the 
sensitivity of the habitat and discuss protection measures for the habitat during the 
construction phase. All sub-contracts shall include a statement that the sub-contractor 
shall not disturb the habitat area by grading, parking, material storage, human traffic, or 
any other construction activity. (MM9) (Planning and Building Inspection Department) 

24. A management plan to insure protection of the habitat area shall be prepared and 
implemented prior to issuance of building permits. This plan shall insure long-term 
health of the habitat area, including limitation of access to the area. (MMl 0) (Planning 
and Building Inspection Department) 

25. The proposed structures shall be moved ten feet forward towards Seventeen Mile Drive, 
and the extra parking spot at the eastern end of the parcel shall be eliminated. This will 
eliminate construction impacts to the habitat area. (MMll) (Planning and Building 
Inspection Department) 

26. 

27. 

It: during the course of construction, cultural, archaeological, historical or palentological 
resources are uncovered at the site (surface or subsurface resources) work shall be halted 
immediately within 50 meters (165 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 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 the discovery. (Planning. and Building Inspection 
Department) 

Native trees which are located close to the construction site shall be protected from 
inadvertent damage from constru'A~~rvf65~~§Y wrapping trunks with~~B,t.::~tive 
materials, avoiding fill of any typ~t\'Rf>HffiB~Btihf trunks and avoiding an ~1:\!HSe ini::xhit'i £ 
soil depth at the feeding zone or -d!ip ~i:>~~Itfe retained trees. Said protectiB~·shall b~ PJ· 0 ri-t;: 



demonstrated prior to issuance ofbuilding permits subject to the approval of the Director of 
Planning and Building Inspection. (Planning and Building Inspection Department) • 

28. A deed restriction shall be recorded for the property stating that: "An Archaeological 
Report dated July 31, 2000, has been prepared on this property by Archaeological 
Consulting, and is on file in the Monterey County Planning and Building Inspection 
Department. The recommendations contained in said report shall be followed in all :further 
development of this property." (Planning and Building Inspection Department) 

29. A deed restriction shall be recorded for the property stating that: "an Assessment of 
Potential Impacts on Sensitive Biological Features" prepared by Jean E. Ferreira, Elkhorn 
Native Plant Nursery, dated August 22, 2000 and an amendment dated June 12, 2001, has 
been prepared on this property, and is on file in the Monterey County Planning and Building 
Inspection Department. The recommendations contained in said report shall be followed in 
all further development of this property." (Planning and Building Inspection 
Department) 

Prior to Final Building Inspection/Occupancy: 

30. The applicant shall comply with Ordinance No. 3932 of the Monterey County Water.· 
Resources Agency pertaining to mandatory water conservation regulations. The 
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 of 

31. 

32. 

2.5 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 
& Planning and Building Inspection) 

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, specie, 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 estiniate shall be submitted 
to the Monterey County Planning and Building Inspection Department. (Planning and 
Building Inspection Department) 

• A landscaping plan shall include low water use or native drought resistant plants, low 
precipitation sprinkler heads (disperses less than 0.75 inches of water per hour at any pipe 
pressure), bubblers, drip irrigation ~t~~~ devices. The landscaping plans shall conform 
with Chapter 18.50, Residential,~ - }15¥M~-~~al Water Conservation~~es, ("X~Ji};t.£ 
found in Title 18 of the Monteref oup,~~w~ ~anning and Building OOpectiofif p. Jf Of. I z 
Department) p 



• 

• 

• 

33. All cut and/or fill slopes exposed during the course of construction shall be covered, seeded 
with native grasses or otherwise treated to control erosion in coordination with the 
consulting biologist, subject to the approval of the Director of Planning and Building 
Inspection. (Planning and Building Inspection Department) 

34. The existing grade beyond the new edge of motor court shall be preserved to maintain 
grade in the preserved habitat prior to and during all stages of construction. (MM2) 
(Planning and Building Inspection Department) 

35. To minimize potential impacts on the habitat areas, all sand removed during grading must 
be moved, stored, and/or taken off site to the northwest side of the parcel. (MM3) 
(Planning and Building Inspection Department) 

36. The edge of construction corridor adjacent to the preserved habitat area must be kept 
under 3 foot width and fenced with a 5-foot construction fence. No material storage or 

· construction traffic of any kind will be allowed on the preserved habitat area. (MM4) 
(Planning and Building Inspection Department) 

37. 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) 

PASS ED AND ADOPTED on this 28th day of May, 2002, upon motion of Supervisor Johnsen, 
seconded by Supervisor Calcagno, by the following vote, to-wit: 

AYES: Supervisors Annenta, Pennycook, Calcagno and Johnsen 

NOES: Supervisor Potter 

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 X of Minute Book 71, on May 28, 2002. 

Dated: June 12, 2002 

cc: Planning & Building 
S-7 3150.000 

Sally R. Reed, Clerk of the Board of Supervisors, County ofMontm:y, 
State of California • 
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Sl'ATE OF CALIFORNIA-THE RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST 01.'3T~ICT OFFICE 

725 FRONT STREE'l', SUITE 300 
SANTA CRUZ. CA 95060 

(831) 427-41163 

APPEAL FROM COASTAL PERMIT 
DECISION OF LOCAL GOVERNMENT 

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

SECTION I. Appellant{s): 

Name, mailing address and telephone number of appellant(s): 
Commissioner Sara J. Wan, Chair 
California Coastal Commission 
45 Fremont St., Ste. 2000 
San Francisco, CA 941 05 

Zip 
SECTION II. Decision Being Appealed 

1. Name of local/port government: 
Monterey County 

Commissioner John Woolley 
California Coastal Commission 
45 Fremont St., Ste. 2000 
San Francisco, CA 94105 (415) 904-5200 

Area Code Phone No. 

2. Brief description of development being appealed: 
Demolition of existing one-story residence and construction of a new two-story single 
family residence with attached three-car garage, new driveway, addition and replacement 
of perimeter grape stake fence (4 to 6ft. in height. new 6ft. timber entry gate with stone • 
columns and associated grading. 

3. Development's location (street address, assessor's parcel number, cross street, etc.: 
3105 Seventeen Mile Drive, Pebble Beach, Monterey County 
APN 008-012-007-000 

4. Description of decision being appealed: 

a. Approval; no special conditions: 
b. Approval with special conditions: XX 
c. Denial: -------------------------

Note: For jurisdictions with a total LCP, denial decisions by a local government cannot be 
appealed unless the development is a major energy or public works project. Denial decisions 
by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION: 

APPEAL NO: A-3-MC0-02-058 
DATE FILED: ~8::..!./..::.1!..:/0::..:2:__ ____ _ 

DISTRICT: ...:C:::.:::e::.:.:n;.:::.t.:..:ra::.:l=--------

RECEIVED 
AUG 0 1 2002 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Exhibit + • A-3-MC0-02-058 
Smith Demo/Rebuild 
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Attachment A 
Reasons For Appeal of Murray and Carol Smith Permit PLN000239 

The Monterey County Planning Commission approved a coastal development permit for Murray and 
Carol Smith to allow the demolition of an existing, 2,250 square foot, one-story single family dwelling 
and construction of a 4,802 square foot, two-story single family dwelling with an attached 900 square 
foot, three-car garage, new driveway (of decomposed granite), addition and replacement of sections of 
the perimeter grape stake fence (4 to 6 feet in height), new 6 foot timber entry gate with stone columns, 
and associated grading. Existing developed site coverage is 2,850 square feet, project approved by 
Monterey County will cover almost four times that amount (10,678 square feet). The property is located 
at 3105 Seventeen Mile Drive (Assessor's Parcel Number 008-012-007-000), northeasterly of the 
intersection of Seventeen Mile Drive and Spyglass Hill Drive, in the Del Monte Forest Land Use Plan 
area. 

Development in ESHA. The entire site project site is comprised of remnant dune habitat, and so is 
considered environmentally sensitive habitat area (ESHA). The Del Monte Land Use Plan (LUP) Policy 
8 states that new development within environmentally sensitive habitat areas shall be limited to uses 
"that are dependent on the resources therein", and that development adjacent to ESHA "shall be sited 
and designed to prevent impacts which would significantly degrade the protected habitat." This policy 
also requires ESHA to be "protected against any significant disruption of habitat values." Therefore 
approval of the proposed development, which will substantially increase impacts on ESHA because of 
increased site coverage is not in conformance with this LUP policy . 

LUP Policies 13 and 17 provide for the protection of ESHA through required deed restrictions or 
permanent conservation easements. Although Condition of Approval #17 the County's permit requires a 
conservation easement, it does not include all areas of the site outside of the building and driveway 
footprints and thus does not adequately protect all ESHA on the site. CIP Section 20.147.040.B.3.b also 
requires scenic or conservation easements, specifically to "protect the habitat's long-term maintenance·~. 
Leaving areas of ESHA on the lot outside of the building and driveway footprints is inconsistent with 
this section ofthe CIP as well as Policies #13 and 17. 

Additionally, LUP Policy 15 requires the use of "appropriate native species" in landscaping. Condition 
of Approval #32 of the County's permit requires a landscaping plan "including low water use or native 
drought resistant plants". This condition is not consistent with LUP Policy #15 because it does not 
restrict plantings specifically to the "appropriate native species", but leaves the option to plant non
native plants that are "low water use" . 
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JLJN-10-2002 13:32 LOMBARDO & GILLES 831 796 3655 P.m 
.. 

as;1412ee2 14!23 831-427t. I CAl.lF COASTAL C 

APPSAL FROM COASTAL. PERMIT 
JUN 1 0 2002 

DECISION OF LOCAL GOVERl.tMEN'l" CALIFORNIA 
. COASTAL COMMISSION 

~tea.Sa review attached appeall!'lformation sheet prior to completing this1orm. CENTRAL COAST AREA 

SECTION 1. AppeliantlJt 

Name, mailing address and telephone number of !!PPellant(a}: 
~~~~an~d~-~~~~vnurr~~G~c/~o~L~~~moo.~-&~G~I~~R-s _______________________ __ 
• Post Office Box 2119 
~~~~~~~~~~----------------------------~--------·--Salinas CA 93902-2119 -:.=.===--=--::;.:;.;:;...;;.;;...;=-o;;.::;._ ______ --:~=-=-~--~--------···· .. 
---------.:::-~-----_...ll.'!..J.)S·4-. ..,.;2;;..;t•...:.44~-----------

Zlp ~~rea Code Phone No. 
$f:CT\ON II. Q~dsjon Being Acoealed 

-1 •. Name of.locaVport gcvemmenl:: 
· MOBTKREY COUBTY 

--~~~~~~------~------~---------------------------~ 
2. 8rief desorlpUon or development belng appealed: 

Demolition. of historic resource and con~t~1tCJ.!:?n c£ stn.gle--family __ ··-~---· 
c:Nelling in remuant: duue hah..itat --

0 

- ·-MWH'~ • 

------------------~---------------------------~----------
3. oev$lopment1s location (street address, assessor'~ parcel number, orO$$ s.treet1 etc.: 

:nos Seventeen HUe Driye I P•:hbl e BeaccL_ ...... ,_ __ 
APN 008-Qll-007-QOO. 
~~~~~~~~----------------------------~-------------

· 4. · o~~~ripu~n-of dec!;Jon"belng;ppCJatecii-- -·-----· --· ·--------··-·_ --· -···-- ···-· ·· • 

s. Approval; no !pectal oondhlons: __ _ 
b. Approval with special oondltloM: _....n;;;;__ 
c. Denlal: -----.....------. . . 

Note! For jur!Gdlc:tlont wtth a total LOP, denial decisione by a lo~al government f;annot · be 
appeated unless th" d~velopment Is a major en~rgy or public works projaot. Oen{a! dac:1~lons 
by po~ govarnments are not ap~ealabla. 

I9 BE COMPLETED BY COMM1SS;ON: 

AFPEAL NO: A-3-MC0-02-058 
PATE Fllf:O: ~8~/=..~1/....;;0..:;.2~----
0ISTR!Oi: _c .... en_t_r_a_l ___ ~-
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JUN-10-2002 13=32 LOMBARDO & GILLES 831 796 3855 P.'Z!S 

831-4274977 CALIF Ct~ASTAL COMM PAIJE 07 

AP,P.,EAL FROM COASTAL .ftERMrr CECISlON Of LOCAl:- _QOVERNMENT CPAGE 31 

State briefly your reasons for this appear. Jnclude a st.1nimary description ot Local Coaatal 
Program Land Use Plan, or Port Master Plan policies and r.at;uirements In Which you bellevn 
the prole~ Ia Inconsistent and the reasons t~e d~clslcn warranta t1. new hearing. (Uae 

· .addltlonal paper ae nfilcessary.) 

As indicated in March 8, 2002.. letter fr$!:1!l.SZ.!j~hanie Mattraw to 
Monurey County (See Exhibit ':A"), the project does not conform to the __ 
folloving policies and sections of the Honterey Counfr LCP: LUP Poli£!..2.; 
LUP Poliqy 13; LUP Policy 15; LUP Polic:y llJ... CIP Section 20.147 .070.~].--·~· 
LUP Policy .58; CIP Section 20.147.070.C.2; ~2.~~ County LCP Chapte1~ 6. 

I 

Also see polfdes set .~orth in neighbors' apr_!~l t.::> the Monterey Co1.mr;!=-~ 
Board of Su~ervis~r~S attached here to as Exhibit. "f,." · .:....._ 

---------------------------------------M------------~---------
••tt: .... 

_____ _,.-------------·-------------.a..s~ .. ---"' 

----------------------' .... ______________________ ___., _______ .,......,.,.... _____ _ 

~ TM above deGCrlptfon neud not be a complete or a>,haustlve statement of your reas>:~nlJ 
of a~p~~l: however, thera must be ~uffic!ent ciiscusslon Mr staN to determine that the appi!:t:~l !s 
allowed by law. The appellant. subseCI'..IGnt to filing tho ~'f>p.;al, may eubmlt a,c;lt;iltlonal · 
Information to the staff and/or Commission 1o support tha appt.!al request. 

SECTION V. Certification 

The lnforma.tlon and facts stated above ~-~ m-v'T\111"~ 

LOMBARDO & GILLES By· 
~=t~~~P.'f:P~lla~nt(s) or Authorl%ed Agent 

.. ·~[l !M?aeh 
NOTE.: lf ~lgn~d by agent, aJ::peUant(e) must also sign below. 

SECTION VI. Agsnt.Authorlzatlon 

·1f1Ne hereb~ authorize . LOMBARDO & GIL:='i _ to ect as my/our 
~aprosontatiYO •nd to bin<' ma/us In •:l:attoro con,rning tiu>ls appeal ' , 

~~ ~--Sign~· Exhibit F 
Oat~ mit *~Jd . ~___E.~:.,. !:I. of I i' 
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• ut. 

B3/5a/2eB2 1S:42 831-4274877 
. ... 

•• st.l.1! ~ ~ o1ll1E ~ IGillU 
• ......... __ _... _______ 1:114;.:.;.T~w 

CAUFORNIA COASTAl- COMMISSION 
tu'TIII. ~ =mt;TOI'I"lQ! 
m P~~CNTSTII!IT, am.= 
Slolml. ~ ('\ s:illll1l 
(f>St)1J1""i'6) 

t<rls Barry 
Monunwy CQ1,1nty Planning & Building Inspection 
2620 First Ave. 
Marina, CA 93933 

·ll'l&rc:h 8 • 2002 

SubJact: Mumy Smith PLH«JD239, c~:1111~ to B01ffl of SuptarvisOI'$ 

Dear l<rls~ 

We have I'O(jj$twd and re\'RIW9Q tha Staff Repa.t fo; tho Murray Smith Pr\i~ at 3'105 
SevQnteen MITe Drive for the Febnnuy s. 2002 Boom tr Supt?Vl6ors meeting. We undor6tl!M 
that this Item was CXJntinued at this meeting, and we would J;ka to GUbn\lt oommonb for l.hti 
t:ot'ltlnuea nearing. 

• 

~ relayed by our Se~tet'nber 5. 2001 fetter, our main concern wHh ri&PQd to thrs project f.& tfla 
lon e~r envtronm~ntany sensitive habitat entGBed by thO ;o.~rrent proJact Cles~gn. Btt~ed. on our 
analysis of the lite thus far, It appear& Ul~' the vntira P"*'et &Ita, other than tho 9:4&ihiij • 
devolapment fcc~rtnt. anculd t)tJ conlldei'IKI senslttvu duM hiiCH.at. LUP pollqt I st.t.es IM1 
n~ davslopment within envlronrnentalty senerttve hibliit iaiBBB (!SHA) &hall be llmltecl ta U68'6 
•that ttro dependent an 1he re~tt&S tl'l•ram.• It ap(}esl'll 1hat devetol)mer:t Is propoa&d '"'" 
areas that c"rranuy support enda~ered plante, vJtt!cti would nat be In conformnnC15 wfth th~s 
LUP policy. Addftlonally, It 11 likely ttm tlie entire area wcuki $Upp-ort native csune pcants It t.r-&.J 
f£avelopment were removad, thus any developmer:t on 'th!G a~tt 'IUOU!d eandtl..!te developma~1t lrl 
esHA. · 

A &arge portion or the hab'tat on stte haJ ~~ degrad~ by lhe exlstf119 reskJanU!!I develPP.tnMt 
on 1he property, which ctJI"I$lsts of a ont-S1ory house. drivth'iil)' ar1d l*'dsc;aplng. To t'Qmpty \\~th 
LUP palicfea rogaca1ng development in ESHA, we suggest Ulnt any p~03ed d~velopnwml be 
kx:ated w1lhln the footprint of the exiitlng deval~:~pment, and that oo further dl&ruptlcn of tli.Jile 
hsb~t be aUawed. 1herafore, as curtently designed and slte.d, thtt pmjact 1s not a:mst:atcnt 'A'it.h 
~L~. . 

In addltlon, tQ cornpry Witt~ me ESHA Polley Guidanoe Statim4mt And polldet e ~ 1E·. w6 
wauk:l also I'Qecmrnend: tha lliStQI'Itlon of h~ are~ wh1ch have beer\ degraded by n!.;lll-
nattit planet; chat only naUve dune plants 1cund ln th$ ati'N be iJMd on the property; ancl that 
lrw~slve p1int5 be eradle»Jt~. In ac=rtlanea with I-UP pol~es \3 and 1'1. we ISUUQKt t~tt tt:a 
ant!RI property bo PI'Otocttd DY a contaNatfon eatament wfth the IKCeDtlotl ot an epprtwed 
DuDding envelope. io accomplish this, an saequate habitat map would ba reqlilrt;d d61alnng 
wnlc:h ar.a$ ~ to be rettorect an~ the a~ location of the buildinG envelOpe. All portic.n5 of · 
di6 Jot nat Jncluctect In t1\e QUMing envelope ehauld be: placed undlil' eonservatton aasa~r,t, 

We recogniz:e that ~~11; habitat en 1he site mtiY rordlict Wlth ether polleifltt ot the LCP. 
speemcal!y 1hose Intended to address vt.~.~al impacts. coastal Implementation Pie" &~on 
20.147.070.C,Q requites a rnintmum G&tbadc of 100 fD:ti from the Qttrttarilne of 17-Mlltt Ob11, 
and Section 20. 147.010,0.2 states thiit 4A/1strut:tU!it Sih«llf oe sr.rborr:llnate to and blendr;·d Me • 
the envitonmcrtt, LJ$1/'Ig 8pproprlat! c::on,gtn.Jctfon O.l)d I.Jnd$Ctiplng "!fJterts/s to acnlevo:: t/161 

A-3-MC0-02-058 
Smith Demo/Rebuild 
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MAR-11-2002 HON 10:24 AM rr J PLANNING CSiL FAX NO. P' ,84 3261 P. 03 

Krilltn'Y 
Smith PLHD00239 ~mmtntlr-
'KII.rcb e l zoo2. 
Page% 

sffod ... • ltJ. addiUon, LUP Policy 56 ~tates that "Wintm nl)o~.s.sary, modfl1t4t:lon shs/1 be roavtn;il 
FQr siffng, slruc1ursl dtts/an, lhapG, Hgfltfng, eo/or, le'ttlJtu, buOriJng mltarlals, ac~ ~n.i 
:Jcreet'I/IJ(. 

Chsptlf e: lm~1118ntalion tl'ld .Admlnlmtton of 1M Oal MOtile Forest U1nd Uta Plan. unde,r 
OevaiQ!Imant Permt~ fttvlaw, gl'w!s soma guldanoa for hamiling pollq confUcta. It stat~ •.. If IMd 
u.st~ and nsturs/mSQurcfi protection policies CQnfftc~ resour~;e~ protection ptli/CJ6s sf'}tln preV6R.11 

ThllS. prolftdScn of ~sut\1 ~!lOUrats en the zstle .should be CQn;idatfld &ubonilnate to pl'Otot:Oc:n 
of tt'IG 'lto'Q duns tt;bltst AlthoUoh ~'.llnng any n•w devef.e..prr.e.nt on alta to tie loO'.ll*d wlrh!n 
the fOQtprint of the ~suns dovelopment c:onniGts with \.Us:' ;:-oriclee: ':tl prchtct visual m:s:ourt:Q:£, 
tho new dQVetopment atlould be de,igl'ltd ~ btl •svtr.ut11nate to and blended Into the 
anvlronmanr, snd to confocm to l1$ium poltclel5 ltJ tho u~flnt pcalb""'t tttua, tessenlnti 8i~Y 
poten~al Visual imp~cts. 1'hus, In add!tl~m tc rcsiUng, Q ~Htgn ot the prnposed nou~ I'TI3Y IJa 
nQ~scary to better conform to th~ LOP's vtsual poll ole&. 

hi ~dusi=n. we would recommend rade&lgn rt the projecl due& to tncons!siendes \~ the. 
LUP's ESHA polict.. tt appears U2 bt ~t).SIIblll for th~e.- policies ta be met thrQUQh mitir.g 
and/cr ted~lgn Cf the propO!ed residence. We a"pi'Q~lo lrta opportunlt)' to QOmment on t:1ts 
prqjoct at 1hls ataget and we may havt additional eomments aft~Jr ~er ~Yiew . 
Best regards. 

~~ 
StephankJ Mattraw 
Coastal Planner 
Centra1 C~ast OkJtrict Oftlco 
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JUN-10-2002 13:33 LOMBARDO & GILLES 

... 

'RECEIVED' 

DEc 5 2 1j Nt '0\ 

__ r.i:PUTY 
-- NOT[CE OF APPE4~ 

Monterey County Code 
Tit!-:~ 19 (Subdivisiom) 

Title 20 (Zoning) 
Title Z 1 (Zonii'.f) 

831 796 3855 P. (IS 

No appeal will be accepted until a written d-!cision is given. !7 you wish to file an appea.J, ycu. tntl$i civ 
so on or before I,;;. -1 (,.".) - o I , 

Date of decision: I 0 .. .S t - o t 
l. Name: KEN snd S1.l.Ai.EEE VI'RNIG c./ o LOMBARDO .~ GILLES 

Address: 318 Cayu~ Stree~J Salinas CA 93901 ---------------.. 

Telephone: 831-754-2444 

2. Indicate your interest in the decision by placin.g a check mark below: 

Applicant 

Neighbor n 

Other (please state>------------------·--····-·--·--

S. If you are not the applicant, please gi.1re the applicant's name: 

MUP..ltU SHIN --==;;;;.....;;==-------- ----------~--------· 
.. 4. rill in the file n u.n\ber of the application that is the subject of this appeal bel-ow: 

Type of Application A.r~a 

a) Planning Commission: PC· __ _ PLN000239 Del Moute ]1o;c:~~::t: 

b) Zoning Administrator: ZA-__ 

c) Minor Subdivision: MS-___ ------------·--··--------.. -·---·· ·~ ... 

• 

• 

d) Administrative Permit AP-. __ ·-··--·-··,., ................ . 
A-3-MC0-02-058 

Smith Demo/Rebuild 
Appeal 
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JUN-10-2002 13:34 LOMBARDO & GILLES 831 796 385:. 

EXHIBIT HA'' 

Appellant appeals the October 31# 2001. decision of the Planning Commission to approve 
demolition of a historic structure and constrUction of a two·· story single-family dweiling. ~~his 
appeal is brought on the basis that (1) there was a lack of a fair and impartial heari.11g; (2) t:Je 
findings and decision are not supported by the evidence; ard (3) the decision is contracy to law. 

I. 

LACK OF FAI-:R OR IMP ARTI~L HEARING 

P.0S 

The Planning Commission provided the applicant, and the:i.r respective representatives in ~ upport 
of the project an unlimited period of time to speak before the Planning Commission. The 
applicants and their representatives, a neighbor, arcb:itec;t, biologist and family memben; were n:.~~ 
limited to the amount of time for their testimony. The Pla."1tling Con:unission broke f)r lunch, 
and without warning to the opposition, after the Plan.11.ing Commission returned from lun;:b, 
informed the opponents that they wouk be limited to three minutes per person. 

The opponents' representatives had prepared their testi.."1'1ony based on an understanding that) 
since the applicants and proponents fer the project '~rere 110t limited to three minutes in timi:o1 1 th:y 
would be treated iii a similar manner. 

II. 

FINDINGS NOT SlJPPORTED :3Y THE EVIDENCE 

The Commission's findings for appro-.·al are supporteC. b)r neither the evider:ce prest:nted r..t tl1~; 
hearing nor the evidence cited in the Resolution. 

Findir..g No. 1: This finding inaccurately states that. the project conforms to the plans, pdicies1 

requirements and standards of the Local Coastal Program. Attached hereto and incorpcrat:d 
herein is Exhibit "B/' a binder with specific policies fr.>r which the project is not compatible, 
b.cluding the following: 

C.I.P. Section 20147.070.C.l: The project is substanti"Jly larger, more visible and obstm:;ts 
public views to the ocean. 

C.I.P. Section 20147.070.C.2: The project does not blend with the environment like the 
surrounding homes. As indicated in Section 6 of Exhibit "B," 
modifications of the home are mandated by this section. <if tl:e 
Monterey Cou..11ty LCP; 

A-3-MC0-02-058 
Smith Demo/Rebuild 

Appeal 

Exhibit t 
pg. ~ of It 



JUI~-10-2002 13:34 LOMBARDO & GILLES 
P. !0 831 796 385~ 

Del Monte Forest Land Use 
Plan, Policy 51: 

Del Monte Forest Land Use 
P~ Policy 56: 

C.I.P. Section 20.147.070.A.l: 

Del Monte Forest Land Use 
Pla..'"'l, Policy 57: 

Del Monte Forest Land Use 
Plan, Policy 18: 

Del Maute Forest Land Use 
Plan, Policy 74: 

The project is located on a knoll within the property are;~ most 
visibl': from Seventeen Mile Drive and importing fill material 
is pro?osed, rather th;m e:.:cavation, which increases the 
projeet's visibility from Seventeen Mile Drive, continry t·:J th.;: 
mandate of this poticy. 

The project blockS views to the ocean from surrounding scenic 
areas, as depicted on photos in Section 8 ·of Exhibit ''B;' 
contrary to the mandates of this policy.· 

The. project driveway circuitously winds its way around to th.e 
back half of the property and behind the proposed stmr.ture, 
rather than providing simpl~! a:nd direct access, as mr;ndate:i l~y 
this section of the Coas~al Implementation Plan. Th~ existing 
acce3s is usimp le and direct.'' 

The applicant removed trees in violation of the County Code 
prior to submitting an application for the demolition 0 r the 
existing historic residence and prior to proposing the t,vo-s:toq 
stru~ture. Said tree removal was in direct violation of U1e 
Cotnty Code (See Section 3 of the Exhibit "B") at1d tl1e 
proposal is, therefore, in v:olation of Del Monte Forc!t La::1d 
Use Plan, Policy 57, 

Although the applice.nt's biological consultant classifed tb~ 
property as remnant native sand dune habitat, the County 
findings failed to recognize that Policy 18 limits development 
within this type of habitat to "low intensity scientific, 
educational or recreational activities." In this regard, the only 
manner in which the applicant could demoliGh a sl"f"Uc.turc md 
rebuild in compliance would be to build in the same footprints 
without disturbing any of the reiimant dune habitat. 

As indicated in tie above analysis, this property is a remnant 
dune, and the development must be limited to the ex:.sting 
developed areas. 

• 

• 

Finding No.2: This finding incorrectly suggests that acoption of a negative decla.r:.tic.r:. lS • 

appropriate. As indicated in Sections 1, 3, 4, S, 6 and 8 of Exhibit <•B," the amou.1.t of pui:·lir: 
controversy, a proposal to demolish a historic strUcture, development within a remnant d~rue 

A:3-MC0-02-058 Exhibit l= 
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·· . 

habitat and conflicting expert testimony prohibits zdoption of a negative declaration and 
mandates an environmental impact report. 

P. ::.! 

finding No.4, Water Availabilit(: As documented in Section 2 of Exhibit "B/' the water 
allocation for this project i.s at issue and a.11 appeal has been filed with the Monterey Peninsula 
Water Management District with respect to the applicant's representation of the existing rm:nher 
of fixture units legally installed. To date, there is no clear explanation or valid water relea~;e 
form filed with the County of Monterey. 

lli. 

THE DECISICN WAS CQNTR.~2~Y TO J.,A W 

On August 29, 2001, the Planning Depa:rtment Zoning Enfcrcement Division was notified that 
trees from the Smith property were removed without fu,:: proper permits and that, purstuu:n ti) 
Monterey County Code Section 2.90.1301 the County of.Manterey may not process a pen:::rit C·r 
deem it complete until such time as the property is completely restored to its preAviolatict; &tate 
The County overlooked the violation, deemed the application complete and held a hea..rf.n§;. 
(Please refer to the evidence provided i..n Section 4 of Exhibit "B.") 

Adoption of a Negative Declaration is contrary to law. As indicated above, the potential a.clv::rs{! 
envirorunental impacts and public cont:::oversy require preparation of an Environmental Ir11pact 
Report . 

A-3-MC0-02-058 
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CALIFORNIA COASTAL COMMISSION 
CS!'MAL OOJ.S1 DISI'liC't Ofi'ICS 

12s rtoNT mm. sum* 

CALIF COASTAL COMM 

APPE:Al. FROM COASTAL PERMIT 
DECISION OF LOCAL GOVERNMENT 

Please review attached appeal Information sheet prior to completing this form. 

SECTION I. AppeJia.nt(s); 

Zip Area Code Phone No. 
SECTION II. pedslon Being Appealed 

1 •. Name of local/port government: 
a., c . ..z./ u.::: -&~" C.tt ,, A) r r 

/ ' 
2. Briet description of development being appealed; 

l? ,~-:>tu? &/ T,-tt~.J/ c'/= /T',;..s 7&> ,;~?,;c.. #()£J..!'C. 

-

3. Development's location (street ad ress, assessor's parcel number, cross straet, etc.: 
..3/¢ z /7 ,4(,/y,; ...ZJ;e. '??d!..e.8J>'<; ,!?g:,;tfc/Y 

4. Description of decialon being appealed: 

a. Approval; no special conditions: 
b. Approval with special condlllons: Y.,';;IC 

c. Denial: ------------. . . 

PAGE El5/B7 

Note: For jurisdictions with a total LCP, denial decisions by a local govarnment cannot · be 
appealed unless the development Is a maJor energy or public works project. Denial decisions 
by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION: 

APPEAL NO: A-3-MC0-02-058 
DATE FILED: _,8_7:-1-:/_0_2.....------
DISTRICT: _Ce..;_n..;_t.:....:r.:....:a.:....:l:....._ ___ _ CEIVED 

JUN 2 0 2002 

·CALIFORNIA 
A-3-MCo-df'cMrtt. ~~~~V9t~~~ 

Smith Demo/Rebuild 
Appeal 
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36/11/2602 09:88 831-4274877 CALIF COASTAL COMM PAGE B7/El7 

APPEAL FROM COASTAL PERMIT PEC!SION OF LOCAl.. GOVI!:RNMENT (PAGE 3) 

Note: The above description need not be a complete or exhaustive statement of your reasons 
of appeal; however, there must be sufficient discu~lon for staff to determine that the appeal is 
allowed by law. Tha appellant, subsequent to filing the appeal, may submit additional 
information to the staff and/or Commission to support the appeal request 

SECTION V. Certjfjcat!oo 

The Information and facts staled above ar rrect to tha best of my/our knowledge. 
~ 1 /? /"/-P: . 

-""""~U:·"<~'-e... .....?? ~ r_.!J._:_j,."J.u.-..... -

· nature of ~pellant(s Or Authorized Agent 

Date 

NOTE: If signed by agent, appQJiant{s) must also sign below. 

SECTION VI. Agent Author!zatiQ.Q 

INI a hereby authorize to act as my/our 
representative and to bind me/u.s in all r:natters concerning this appeal. 

Signature of Appe!lant(s) 

Date 

A-3-MC0-02-058 
Smith Demo/Rebuild 

Appeal 
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86/ll/21!11!12 B9:B9 831-4274877 CALI~ COASTAL COMM PAGE 1!15/67 

CALIFORNIA COASTAL COMMISSION 
CltmAl c:o.ut DlS11!10 OR'ICS 

,!IS FlO NT snzm, SUnt XIO ~-
APPEAL. FROM COASTAL PERMIT 

DECISION OF LOCAL GOVERNMENT 

RECEIVED 
JUN 2 1 2002 

Please revfew attached appeal Information shaot prior to completing this form.COAStCAALLICFORNIA 
OMMISSION 

----------------------------------------~c~e~ror~R~Art~co~A~SIAREA 

SECTION I. AppellantCs); 

Zip 
SECTION II. peclslon Being Appealed 

1 .. Name of local/port government: 
M 6 r{ T(!tl ~-~ ~~ IV"fV 

2. Briet description of development being appealed; • 
SIN (ri.. ~ ~ I L y /~ (!- ~IV t<._ €-Ifill N If. t1V I .b epv ~ .J1W-Jj ~ 1"71-r 

df'N C)O $ -o 1 -z..- OfJ/ -o o o 

4. Description of decision belng appealed: 

a. Approval; no special conditions: ~~-
b. App~oval with special conditions: 'l'f 
c. Dental: ------------

Note: For jurisdictions with a total LCP, danlal decisions by a local government cannot· be 
appealed unless the development Is a maJor energy or public works project. Denial decisions 
by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION: 

APPEAL NO: A-3-MC0-02-058 
DATE FILED: J3/ ..... l.J-'/Ou...2"-------
DISTRICT: -~.C..s::e:.un~t rL.<a:I..Jl'------

• 

• AppeeJ Form , SHHI.doe A-3-MC0-02-058 
Smith Demo/Rebuild 

Appeal 
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86/11/2882 09:98 831-4274877 CALIF COASTAL CQ!oiM PAGE e7/B7 

APPEAL FROM COASTAL PERMIT DECISION OF LOCAl- QOVI!RNM~NT {pAGE 3} 

State briefly your reasons for this appsal. Include a summary description of Local Coastal 
Program, Land Use Plan, or Port Master Plan pollclee and requirements fn which you believe 
the project is Inconsistent and the reasons tile decision warrants a new hearing. (Use 
additional paper as necessary.) 

"-·-pmiii(6!Jaitr A--~ ~ ~ ;.;;w; ~~ 
~ - j-'$ ... '2.•0'2- - -· _,_.. .. 

6J t1Jit<TV1&V ~ SP'/(rL11 ~ ltil.L /UiffJ Wlt.t.. 1tt /Jf!i!;,J?'LoYtntJ 

i) jft)M~ i4c·H-!7,N /~· ·,:v . 11-f'e- ffl6-fff5.T ;aO/"VT (!) r ·~ 2'~~ 
/'tl $ rtYY/7:) D{t fp t.. ~)I'\/ II- l. Lc I' AH1 Lf ('I( ~ jl! /.3l ~ 0 /H'(,... /IV, '!'D / 
ttft- eN t j It-O rJ A f!- r. 

Note: The above description need not be a complete or exhaustive statemAnt of your reasons 
of appeal; however, there must be sufficient diaCUS$IOn for staff to dl)t&rmlne that the appeal is 
allowed by law. The appellant, subsequent to filing the appeal, may submit additional 
information to the staff and/or Commission to support the appeal request 

SECTIONV.~ 

The Information and facts stated above ara ~~ t~e b t of my/our knowledge. 

· 4:::/J,~?~ ~ ( /<od~r 13(A.G- uf-<;s) 
Signature of Appellant(s 

. . . 
Data 6-2.0- ~o '"l-

. NOTE: If signed by agent, eppollant(s) must also sfgn below. 

SECTION yt. Agent Authorfz:atiQQ 

INJa hereby authorize LotM 13-'<Q> + C..JL.t. ~ to act as my/our 
representative and to bind me/us in all ~atters conc9rnlng this appeal. 

Slcnature of Ap~etiaT\{5) 

Date 
A-3-MC0-02-058 

Smith Demo/Rebuild 
Appeal 
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CAliFORNIA COASTAl COMMISSION 
ClltmtAI. eoAS1 DtS1'IIO omec 
:12SI'lClNT!TIIm, JU!lll)QO 

s.tJ!f.t. CIUf. CA. *'D 
(»I).QJ....US 

' ... -...... _ -· ..... . ....... ' 

APPEAL FROM COASTAL PERMIT 
OECtSION OF LOCAL GOVERNMENT RECEIVED 

Please review attached appeal Information sh&et prior to completing this form. 

SECTION I. ApoellaQt(sl: 

Name. malllng address and telephone number of !lPPellant(s): 
Charles T. Olvis · 
1153 Spyglass Hill Rd 
P.O. Box 1533 

JUN 2 6 2002 

CALIFOANIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Pebble Beach, CA 93953 ( SJJ) 62A-8154(b) 755-52J 6 (w) 
zjp 

SECTION II. Qeclslon Being Appealed 

1 •. Name of· local/port government 
Monterey County . 

2. Brief description of development being appealed; 

Area Code Phone No: 

Demolition of existing residence and constrnct~ou of &;iugh-fam~ly 
residence lin remnant dune haliitat. 

3. Development's locaUon (street address, assessor's parcel number. cross street, etc.: 
· 3105 Seventeen Mile Drive, Pebble Beach 

AFN ooB-ot2-oo7-ooo 

. 4. 'Description of decislon belng appealed: 

a. Approval; no special condition&: --· 
b. Approval with special condlllons: XXX 

c. Denial: ------------

Note: For jurisdiction& with a total LCP, denfal decisions by a local government cannot · be 
· appealed unless the development Is a maJor energy or public works project. Denial decisions 

by port governments are not appealable. 

TQ ee COMPLETED BY COMMISSION; 

APPEAL NO: A-3-MC0-02-058 

DATE FILED: .B.,~Ilrotl"oo.02~----
0ISTAICi: _c_en_t_r_a_l ____ _ 

Exhibit -1=" 

• 

• A-3-MC0-02-058 
Smith Demo/Rebuild 
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APPEAL FROM COASTAL PEBMIT DECISION OF= LOCAl OOV~RNMENT !PAGE 3) 

State briefly your reasons for this appsal. Include a summary description of Local Coastal 
Program, Land Use Plan, or Port Master Plan pollcle& and requirements fn which you believe 
the project is Inconsistent end the reasons the decision warrants a new hearing. (Use 
additional paper as necessary.) 
The project does not conform to the following policies and sections of the 

:Monterey County LCP: LUP Policy 8; 13;15;17. It additionally does not conform 
CIP Section 20.147.070.C; C.2.; and Monterey County LCP Chapter 6.Tfi1s appellant 
is particularly concerned with the expanded "footprint" of the new proJect. It 
appears that this;project greatly exceeds the limits of the original prOJect. 
It furthermore requires that a significant amount of fill be utilized to -
increase the hei ht of the residence. With reference to LCP 20.147.070.C.2, 
the new project can not possibly blen into the environment when compared to 
present structure. This observation is relevant especially considering all 
the trees which have been removed by the present owner . 

' /. 

Note: The above description need not bs a complete or exhaustive statemAnt of your reasons 
of appeal; however, there must be suHidenl dieCUS$llon for staff to datermlne that the appeal is 
allowed by law. The appellant1 subsequent to filing tha appeal, may submit additional 
information to the staff and/or Commission to support the appeal request 

SECTION V. Qru:iificatfon 

Signature of AJ?pellant(s} or Authorized Agent 
Charles.T •. OLvis 
Date (, [~ vjc:Jb..--. 

NOTE: If signed by agent, sppGIIant(s) must also sign below. 

SECTION VI. Ment Authoriz;gfiQQ 

I!Wa hereby authorize _ to act as my/our 
representative and to bind me/us in all matters concArnfng this appeal. 

SIQnature of Appelfant(s) 

Date A-3-MC0-02-058 
Smith Demo/Rebuild 

Appeal 
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CALIFORNIA COASTAL COMMISSION 
CIH'II:I.I. C:OI.$1 DISIRIO OIAO 

'2s nom .mzm. sunt :..oo RECEIVE~. 
JUN 2 7 2002 

APPEAL FROM COASTAL. PERMIT CALIFORNIA 
OECISION Of: LOCAL GOVERNMENT COASTAL COMMISSIOt~ 

CENTRAL COAST AREA 
Please review attached appeal Information sheet prfor to completing this form. 

SECTION I. AppellantCsl; 

Zip 
SECTION II. Qectslon Being AppeaJed 

1 •. Name of local/port government: v 
121otYT€1Z£'t cov/J7 7 

Area Code Phone No. 

-
2. Brief description of development being appealed; 

})Lmo'-'l!JDN oF CI/.STP!?tC Be-.SthJ{fCe" A-.AJD 

3. Development's location (street address, assessor's parcel number, cross street, etc.: J./-
. .:3Jo5"' · SE"V ~rtS:E:tV At/1..6' 2JR1VIF ;;; ,et;1!8L{f, tl!il!ii'k!. 

flPII 00 8 - 012. -007 - ooo . 

4. Description of decision being appealed: 

a. Approval; no special conditions: ~~-
b. Approval with special condlllons: )f')(. 

c. Denial: -----------

Note: For Jurisdictions with a total LCP, denl~d decisions by a local government cannot· be 
· appealed unless the development Is a maJor energy or public works proJect. Denial daelslons 

by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION; 

APPEAL NO: A-3-MC0-02-058 
DATE FILED: §}J-:;;..</-=0=2 _____ _ 
DISTRICT: ..-.C=en=t=r=a:..::.l ____ _ 

Appeal Form 1SIOIU:foe 
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APPEAL. FROM COASTAL. P§RMII DECISION OF l.QCAb GOVI!RNMJ;NT !PAGE 3) 

State briefly your roasons for this appsal. Include a summary description of Local Coastal 
Program, Land Use Plan, or Port Master Plan policies and requirements In which you believe 
the project is Inconsistent and the reasons tne decision warrants a new hearing. (U6e 
additional paper as necessary.) 

Not§!: The above description need not be a complete or exhaustive statement of your reasons 
of appeal; how~wer, thare must be sutticienl discus.slon for staff to dat&rmlne that the appeal is 
allowed by law. The appellant, subsequent to filing the appeal, may submit additional 
information to the staff and/or Commission to support the appeal request 

SECTION V. Certjfjcatfoo 

The Information and facts stated abovfl ar: 

Date 

NOTE: If s1gMd by agent, sppollant(s) must also sign below. 

SECTION Yl. Agent Authori:z:atiQQ 

INVe hereby authorize to act as my/our 
representative and to bind me/us in all f!~Bttars concsrnlnQ this appeal. 

Signature of Appenant(s) 

Date 

A-3-MC0-02-058 
Smith Demo/Rebuild 

Appeal 
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Elkhorn 
REF;~·2~.E .. 

Native Plant Nursery 

Assessment of Potential Impacts on 
Sensitive Biological Features 

·· at 
3105 17 Mile Drive 

Pebble Beach, CA 93950 
APN 008-12-007 

Prepared For: 

James Smith 
Architect 

Prepared By: 

Jean E. Ferreira 
Botani·st 

Elkhorn Native Plant Nursery 

August22,2000 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

• 

• A-3-MC0-02-058 · Exhibit G 
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Elkhorn Native Plant Nursery 

Property & Project Background Information 

On August 15 and 22, 2000, Jean Ferreira conducted a biological survey 
at 3! 05 17 Mile Drive, Pebble Beach, California. The entire parcel. was surveyed 
in compliance with the permit process of Monterey County. The owners of the 
parcel are proposing to demolish the existing ·home and garage to construct a 
new single family residence with an· attached 3-car garage with a second story. 
A new driveway will enter the west side of the parcel from 17 Mile Drive, swing 
around the south side of the new house, near the parcel boundary and meet the 
garage at the rear of the property. The parcel is# 008-12-007 and is 42,121 ft2 

(.967 ac). It is located on the eastside of 17 Mile Drive in the Spyglass Hill sand 
dune area, just south of Bird Rock. 

Survey method 

The survey was conducted by walking very slowly in a back and forth 
zigzag pattern, covering the entire parcel. The survey was conducted between 
9:30am and 12:30pm on Tuesday, Aug 5, 2000. It was a sunny calm morning. 
Mapping was completed on Tuesday August 22, 2000 during the morning hours . 

Findings 

The parcel is located just across the 17 Mile Drive from the ocean edge, 
between Point Joe and Cypress Point. The area consists of a fairly large dune 
system referred to as the Spyglass Hill sand dunes. The study parcel was 
originally central dune scrub habitat, as were all adjacent properties. Homes 
have· been developed in the immediate area on large parcels, typically about 1 
acre in size. 

A complete plant species list was created for the parcel (Table 1). Some 
animal species were observed on the site; however, the list in Table 2 contains 
species that are commonly expected to be in the mid-dunes of the Pebble Beach 
area. 

The existing house and its immediate perimeter have been landscaped 
with non-native species for many years. Monterey Cypress, Monterey Pines, 
and Australian Tea Trees were planted on the north, west, and southern 
boundaries to provide screening. lceplant and other succulents were planted in 
beds near the house and on the slope immediately below and behind the house. 
The landscaped area is presently of no significance biologically. It is mapped on 
Map 1 as 'Landscaping'. The areas outside of the landscaped area has native 

A-3-MC0-02-058 Exhibit G 
Sm1th Biological Reporr Smith Demo/Rebuild pg. z of j 3 
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Elkhorn Native Plant Nursery • 
Table 1. Plant Species List for the Smith Residence: 3105 17 Mile Drive, Pebble Beach, CA. Compiled on 15-Aug.OO. 

Location on Site 

Family Species Common Name HabM&C Aro• Oog.Hallll. Lands-lno 

Aizoaceae (lceplant} Carpob/otu$ edu/i$0 lcaplant X X X 
Dro$Einthemuym lloribundum • Rosea ice plant X 

Asten~ceae (Sunllowet) Ericameria ericoides Mock heather X X X 
Les:Ung/a manginifolia var. ealifomica Beach aster X 

Artemisia pycnocephala Beach sage.vcrt X X X 

Gnapha/ium stramineum Cudweed X X X 

Arctotis hybrid• African daisy X 

Boraginaceae (Borage) Ctypthanta leioearpa Popeom !lower X X 

Crassulaceae (Stonecrop) Dudleya caespilo$8 Sea lettuce X 

Cras$u/a argentea • Jade Plant X 

Sempervivum tectorum • Hens & Chicks .X 

Cupressaceae (Cypress) Cupressus macroearpa Monterey cypress X X 
:-1::': .... 

Cyperacaae (Sedge) Carexpansa Dune =sedge X 

Fabaceae (Pea) Lotus hsem!annii va. omicularis Woolly lotull X • Lupinus atboreus Bu=sh lupine X X 

l.lllaceae {Lily) Agavespp.• Agave X X 
Agapanthusanen~· Uly-ot-the-nile X 
Knipholia uvana• . Red hot poker X 

Myrtaceae (Myrtle) Leptospermum faevigateum• Australiln tea Tree X 

Nyctaginaceae (Four O'Clock) Abtollia latifolla Yellow sand verbena X X 
Abronia umbellata Pink sand verbena X 

Sonchusoleniceua• , Common- thilltle X 
Conyza canactansis• Horseweed X X 

Onagraceae (Evening Primrose) Cllmissonia cheiranthifolla Beach primrolle X X 

Pittosporaceae Pittosporum IJfldulatum• Vlc:tolia boX X X 

Pocygonaceae (Buckwheat) Polygonum paronychia Oune knotweed X 

Chorizanlhe pungens var. pungans Monterey spineftower X 

Etiogonum paMfolium Coast bucllwhellt X X 

Paaceae (GriiSII) Poadaug/NH Dune bluegi'IISII X 

Ffttuc:a $P. (annual) • Faseue X X 

eromus d/arirJJU$ Ripgut brome X X 

Polypogon mon$Peliensis• RabbitfOOl grass X X 

Scropulariaceae (F'I{lWOrt) Ca:stillepa tatlfolia Monterey paintbi'Uin X • • • NOIW1•tNe #»CHII IJit _.,.,Jan,..,._,. 
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Table 2. Potential Animal Species List for the Smith Residence: 3105 17 Mile Drive, 

Pebble Beach, CA. 

Family 

Mammals 

Procyonidae 

Mustelidae 

Canidae 

Sciuridae 

Geomyidae 

Cricetidae (Mice) 

Leporidae (Rabbit) 

Cervidae 

Birds 

Pelecanidae 

Recurvirostricae 

Laridae 

Accipitridae 

Falconidae 

Emberizidae 

Species 

Procyon lotor 

Mephitis mephitis 

Canis /atrans 

Vufpes fu/va 

Citel/us beecheyi 

Thomomys bottae 

Peromyscus spp. 

Microtus califomicus 

Lepus cafifornicus 

Sylvilagus ssp. 

Odocoileus hemionus 

Common Name 

Racoon 

Stripe Skunk 

Coyote 

Red Fox 

CA Ground Squirrel 

Valley Pocket Gopher 

Mice 

CAvole 

Blacktail Jackrabbit 

Black-tailed Deer 

Ust compiled by Jean Ferreira 
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central dune scrub habitat remaining, some in a natural state on the steepest 
part of the slope behind the existing house, and some in a degraded state, that is 
found on the flatter areas closer to the existing building. The degraded habitat 
areas have a mix of native and non-native species, with low diversity of native 
species and low coverage. It is shown on Map 1 as 'Degraded Habitat'. The 
habitat area on the slope at the rear of the lot is primarily native plant species 
with fairly good cover for the community. This area provides habitat for the 
native insect and animal life that is associated with the central dune scrub. It is 
delineated on Map 1 as 'Habitaf area. 

Sensitive Plant Community 

The central dune scrub community is listed by the California Department 
of Fish and Game as a sensitive habitat. This ranking does not give it leg~l 
status under the endangered species laws but draws attention to it as a 
threatened community. The main threats to this community have been 
urbanization, sand mining, and human recreational use. Numerous special status 
(rare, threatened, endangered) plants and animals are found in the community of 
central dune scrub in the Monterey Bay area. Table 31ists the potential special 
status species found in this habitat. The survey conducted for this report targeted 
these species. 

Sensitive Plant Species 

Table 3 lists the potential sensitive plant species for the coastal dune 
areas on the Monterey Bay. Although the survey was conducted in August, which 
is late in the blooming season, que to my familiarity with these species and their 
microhabitats from past surveys of their known populations, the plants would be 
recognizable on the Smith parcel, if present. 

One special status species was found on the Smith property: Chorizanthe 
pungens var. pungens, the Monterey spine flower. It occurs scattered through 
the upper habitat area, shown on Map 1. C. pungens var. pungens was listed by 
the federal government as a threatened species in 1994, due to a loss of habitat. 
Threatened species are defined as any species likely to become an endangered 
species, within the foreseeable future throughout all or a significant portion of its 
range. 

• 

• 

C. pungens var. pungens is a prostrate annual with light pink flowers with 
smaU hooked awns on the involucres that give the flowers a spiny feel. It is found 
only in the coastal dunes and coastal scrub of the Monterey Bay area. The C. • 
pungens var. pungens is an annual plant, surviving from year to year by the 
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Table 3. Potential Special Status Plants and Animals in Fore and 

Mid-Dune Systems of the Monterey Bay. 

Ustlng 

Species Common Name Fed CA CNPS 

Plants 

Arctostaphylos pumila 

Astragalus tener var. titi 

Chorizanthe pungens var. pungens 

Cupressus macrocarpa 

Erysimum ammophilium 

Erysimum menziesii var. menziesii 

Erysimum menziesii var. yadonii 

Gilia tenuiflora ssp. arenaria 

Layia camosa 

Lupinus tidestromii 

Potentil/a hickmanii 

Trifolium polyodon 

Insects 

Coelus globosus 

Euphilotes enoptes smithi · 

Reptiles 

jAnnief/a pulchra nigra 

Birds 

Charadrius a/exandrinus nivosus 

SC = Species of Concern 

E = Endangered 

R =Rare 

T = Threatened 

Sandmat Manzanita 

Coastal Dunes Milk·vetch 

Monterey Spineflower 

Monterey Cypress 

Coast Wallflower 

Menzie's Wallflower 

Yadon's Wallflower 

Sand Gilia 

Beach Layia 

Tidestrom's Lupine 

Hickman's Cinquefoil 

Pacific Grove Clover 

Globose Dune Beetle 

Smith's Blue Butterfly 

!Brack Legless Lizard 

Western Snowy Plover 

1B = Plants Rare. Threatened or Endangered in CA, CNPS ranking 
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preservation of its seed bank in the upper layers of the sand. Locations of 
individual plants may vary slightly from year to year, requiring conservation 
efforts to focus on the habitat rather than individuals. 

Although the native stands of Monterey Cypress are considered a special 
status species, all Monterey cypress on the Smith property have been planted . 
and the parcel is north of the natural population of Monterey cypress in Pebble 
Beach. · 

Sensitive Animal Species 

Four sensitive animal species are listed on Table 3, ·as potentially present 
in dune systems in the Monterey Bay area. None of the four were confirmed to 
be present on the Smith parcel. 

The globose dune beetle is typically found within the top layer of sand at 
the base of native plants in the fore-dune. The beetle is typically associated with 
beach bur and sand verbena. The Smith site is mid-dune, with no beach bur .. 

• 

What sand verbena is present is small and scattered. Although not confirmed on • 
the site, preservation of the 'Habitat ' area, will preserve potential habitat for the 
globose dune beetle. . 

The Smith's Blue butterfly is found on fore and mid-dunes with 
populations of it's host plants, .the dune buckwheat and coast buckwheat. The 
Smith property has only a couple of individuals of the dune buckwheat present, 
not enough to attract the butterfly. Coast buckwheat is absent from the site. The . 
individuals of the dune buckwheat are primarily in the 'Habitat' area. Again if this 
area ·is preserved, the buckwheats will be available for the butterflies. 

The Black legless lizard is also found below the surface of the sand, 
typically in mid to rear-dune areas, in the mulch and under canopy of mature 
shrubs such as mock heather. The mid-dune vegetation on the $mith parcel is 
primarily composed of sub-shrubs and herbaceous plants, that do not provide 
the protection that legless lizards seek. If the lizard is present on the site, they 
would likely be near the mature mock heather shrubs in the 'Habitat' area. 

The western snowy plover feeds and nests on fore-dunes and salt flats. 
The Smith parcel does not have the correct habitat to attract the plovers. · 

Potential Impacts 

The footprint of the proposed development does not impact any visible • Monterey spineflower from this sprin~s blo~but as designed will cover G 
A- -MC - -058 · Exhibit 
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potential habitat. Specifically, the driveway to the southwest of the house and 
the motor court area will cover approximately 2,600 ft2

• of sand dune habitat that 
is presently available for colonization by the Monterey spineflower. This area is 
pre·sently in a degraded state, probably due to higher foot traffic than received on 
the hillside (above 32'). There are also large patches of ice plant within this 
area; habitat exists in the pocket between patches, a niche Monterey spineflower 
is very capable of colonizing. The western edge of the habitat area will also be 
eliminated under the present design. A slight reduction in size _of the motor court 
could remedy this potential impact. 

Mitigation Recommendations 

1. Reduce size of motor court on southeast side by eliminating the semi
circle extension and pulling in the south corner 10 feet. 

2. Do not change the grade beyond the new edge of motor court; Monterey 
spine flower is an annual plant, maintaining grade to preserve seed bank 
is critical. 

3. All sand removed during grading must be moved, stored, and/or taken off 
site to the northwest side of the parcel. 

4. Edge of construction corridor adjacent to the habitat area must be. kept 
under 5 feet width and fenced with a 5-foot construction fence. No 
material storage or construction traffic of any kind will be allowed on the :: 
habitat area. · · 

5. The permanent loss of approximately 2,600 ft2
• of potential Monterey 

spineflower habitat shall be offset by recreating spineflower habitat on 
5,300 ft2

• of restored dunes. The restored dune habitat areas will be on 
the rear slope of the parcel presently covered by iceplant and by the 
creation of a new dune on the northwest comer of the lot. Habitat area on 
the rear slope shall be enhanced by killing ice plant within the area with 
herbicide arid left to die in place. Manual removal will cause too much 
disturbance of the hillside. Thinning of the dead iceplant mats shall be 
considered to open up the sand surface. Planting of Monterey . 
spineflower plugs or seed and monitoring the results shall be first outlined 
in a restoration plan and performed by a qualified restoration botanist 
under the approval of the USFWS. The new dune on the west side of the 
house will be planted with native dune species. Bare sand openings for 
native annuals to colonize will be designed into the dune planting and into 
the outlying landscape where possible. 

Smith Biological Report 
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6. A biological monitor shall inspect site before construction, coordinate 
establishment of the construction boundary on edge of habitat area, 
oversee protection fence construction, monitor grading and periodically 
check construction for violations of these mitigation recommendations. 

7. During a pre-construction meeting with the architect or owner, 
construction manager, and sub-contractors, the biological monitor will 
make a presentation to the group on the sensitivity of t~e habitat and 
discuss protection measures for the habitat during the construction phase. 
All sub-contracts shall inClude a statement that the sub-contractor shall 
not disturb the habitat area by grading, parking, material storage .. human 
traffic, or any other construction activity. · 

8. A management goal for present and future property owners should.be to 
protect thEj! rear lot hillside and the new dune on the northwest comer of 
the parcel as 'Dune Habitat Area'. Foot traffic should be kept to a~ w.; 

minimum in these fragile areas. 

Mitigated Impacts 

If the mitigation measures are implemented as outlined above, 
approximately a 2,600 ft2

• area of potential Monterey spineflower habitat will be 
permanently lost under the drive and motor court, and approximately 5,300 fP. of 
dunes on the hillside and the northwest comer of the parcel will be gradually 
returned to available habitat. If the globose dune beetle or legless lizard is 
present, their habitat will be protected during the construction phase. In my 
opinion these measure will reduce the impacts to insignificance. 

• 

• 

• ~~~~~------------------~A~-3~-~~n~c~o~-o~2~-o~s~B~---------------eEx~h~ie~it c; · 
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June 1.2. 2001 

Amendment to: 

FEB 2 5 2002 

CAUFORNfA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Assessment of Potential Impacts on Sensitive Biological Features at 3105 17-
Mile Drive, Pebble Beach, CA 93950, APN 008-12-007, Jean E. Ferreira, 
Elkhorn Native Plant Nursery, August 22, 2000. 

Prepared for: James Smith, Architect 
Prepared by: Jean Ferreira, Botanist, Elkhorn Native Plant Nur~ery 

The initial biological survey was conducted and a report written in August 
of 2000. During that survey, only one special status species, Chorizanthe 
pungens var. pungens, the Monterey spineflower, was found on the project site. 
The plant locations were mapped, and potential impacts and mitigation 
recommendations were made in the report. 

Since August 2000, the proposed development plan has been changed, 
moving the location of the J:louse, garage and motor court back on the parcel 
approximately 20 feet. The driveway has been shortened and moved to the 
southern edge of the parcel. A new survey for the Monterey spineflower was 
conducted by Jean Ferreira, on May 8, 2001. The survey was to assess any 
impact of the plan changes and also to have on record a biotic survey of the 
parcel, completed during the peak of the spring season. · 

Findings 

No additional sensitive plant or animal species were noted on the· parcel 
during the second survey. The distribution of the Monterey spineflower shifted 
slightly on the site, as typical with annual plants. In May 2001, two individuals of 
the spineflower were growing in the 'degraded habitat' area on the proposed site 
of the motor court. The largest cluster of plants on the property were generally in 
the same location as last year, at the base of the hill, in the center of the parcel. 
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Elkhorn Native Plant Nursery • 
The spineflower plants on the Smith parcel were healthy, robust, and supported a 
large number of flowers. 

Potential Impacts 

Originally, the proposed development was sited on developed, 
landscaped, and degraded habitat areas as mapped in the August 2000 biotic 
report. The new location will encroach into the mapped habitat area, 
approximately 800 ft2 • The new siting of the motor court covers the current 
location of a few individuals of spineflower. It also has the potential to negatively 
impact the largest cluster of spineflower plants on the site, due to the proximity to 
the plants, the slope, and the nature of shifting_ sand. Because annual piants . 
such as the spineflower rely on their seed stored in the soil to create subsequent 
years population, the preservation of that seed bank in the top three inches of · 
sand is critical for the continuation on the population. 

Currently there is approximately 7,800 ft2 of habitat, and 2,600 ft2 of 
degraded habitat on the site. The proposed development will impact the following • 
areas listed in Table A-1. 

Table A-1. Habitat areas for the Smith Residence: 310517 Mile 
Dr, Pebble Beach, CA. 

.. 

Area To Be l..ost by Development 

Current Area Original Siting New Proposal 

Habitat 7,800 sq. ft. 0 800 sq. ft. 

Degraded 2,600 sq. ft. 2,600 sq. ft. 2,600 sq. ft. 
Habitat 

Total 1 0,400sq. ft. 2,600 sq. ft. 3,400 sq. ft. 

Mitigation Recommendations 

1.. Reduce the size of the motor court on southeast side by eliminating the extra 
ten feet of D. G. surfacing extending beyond the eastern edge of the garage. 
This will reduce the impacted habitat area by 200 ft2

, lowering the total 
impacted area from 3,400 ff' to 3,200 ft2 • 
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2. Do not change the grade beyond the new edge of motor court; Monterey 
spine flower is an annual plant, maintaining grade in the preserved habitat 
area (eastern slope of the parcel mapped as 'habitat') to preserve seed bank 
is critical. 

. . 
3. All sand removed during grading must be moved, stored, and/or taken off site 

to the northwest side of the parcel. 

4. Edge of construction corridor adjacent to the preserved habitat area must be 
kept under 3 foot width and fenced with a 5-foot construction fence. No 
material storage or construction traffic of any kind will be allowed on the 
preserved habitat area. · 

5. The seed from the Monterey spineflower plants that will be covered by the 
development footprint, shall be collected by a qualified biologist at the correct 
time of year for mature seed and properly stored (in dry, cool and consistent 
temperature} for propagation or broadcast onto the restoration sites. Seed 
shall not be stored more than twelve. months, due. to the drop in viability~ · 

6. The permanent Joss of approximately 3,200 ft2 of current and potential . . . 
Monterey spineflower habitat shall be offset by creating spineflower habitat on 
7,000 fF of restored or enhanced dunes (hereandafter referred to collectively 
as "restored dunes"). These restored dune areas will include area on the rear 
slope of the parcel presently covered by iceplant, with the balance filled by 
the creation of a new dune habitat on the northwest corner of the lot in the · 
front of the home. Restored dune areas shall be enhanced by killing ice plant 
with herbicide and leaving it to die in place. Manual removal of iceplant will 
not be used an slopes because it will result in too much disturbance of the 
hillside. Thinning of the dead iceplant mats shall be considered to open up the 
sand surface. The restored dune areas will be planted with native dune 
species in addition to the spineflower. Bare sand openings for native annuals 
to colonize will be designed into the dune planting and into the outlying 
landscape where possible. 

7. A restoration plan for the propagation and introduction of the Monterey 
spineflawer an the restored dune areas will be written and implemented by a 
qualified restoration botanist. The goal of the restoration plan shall be to 
create self-perpetuating pockets of Monterey spineflower in numerous 
locations an the restored habitat areas. The plan shall outline methods of 
propagation, planting, monitoring. The monitoring period will cover a minimum 

-· 
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of 3 years from the date of first flowering of the spineflower on the treatment 
area and will continue until the success criteria has been met. The criteria for 
determining the success of the introduction of spineflower will be the 
presence of at least two additional pockets of Monterey spineflower in the 
restored dune areas that have been self-perpetuating for at least three 
seasons, with numbers of individuals increasing or remaining stable during 
the monitoring period. 

8. A biological monitor shall inspect site before construction, coordinate 
establishment of the construction boundary on edge of habitat area, oversee 
protection fence construction. monitor grading and periodically ch«eck 
construction for consistency with these mitigation recommendations. 

. . 

• 

9. During a pre-construction meeting with the architect or owner, construction 
manager, and sub-contractors, the biological monitor will make a.presentation 
to the group on the sensitivity of the habitat and discuss protection measures 
for the habitat during the construction phase. All sub-contracts shall include a 
statement that the sub-contractor shall not disturb the habitat area by grading, 
pa_rking, material stora_ge, human traffic, or any other construction activity. • 

10. A management goal for present and future property owners should be to 
protect the rear lot hillside and the new habitat area on the northwest corner 
of the parcel as 'Dune Habitat Area'. Foot traffic should be kept to a single 
path in these fragile areas. 

Mitigated Impacts 

If the mitigation measures are implemented as outlined above, 
approximately a 3,200 ft2 area of current and potential Monterey spineflower 
habitat will be permanently lost under the drive and motor court, and 7,000 ft2 of 
dunes on the parcel will be gradually returned to available habitat. If the_globose 
dune beetle or legless lizard is present, all but 600 ft2 their habitat will be 
protected during the construction phase. In my opinion these measures will 
reduce the impacts on the site and to the area to insignificance. 

As an alternative, the proposed structures could be shifted ten feet toward 
the 17 -Mile Drive. This shift, in addition to the elimination of the extra parking 
place at the eastern end of the garage, would eliminate the impact to the habitat 
area. Project impact would be reduced to the loss of 2,600 ftZ .of degraded 
habitat, as addressed in the biological report of August 2000, and reduce the • 
amount of land that must be restored as mitigation. 
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NATIVE LANDSCAPE RESTORATION PLAN 

3129 17-Mile Drive. Pebble Beach. CA 
A.P.N. 003-263-03 • 

INTRODUCTION 

BACI.GROUND 

This plan describes a program for the restoration and enhancement of the 
native plant community, or "native landscape," on the site. Specific 
procedures and standards are defined for restoring the vegetation. 

Restoration of the native landscape is required as a condition of approval for 
the proposed development of a major addition to an existing residence on 
the site. In addition, a three year monitoring program is required to identify 
any follow-up maintenance needs and to ensure the success of the 
restoration project. Because of site condition and revegetation methodology, 
an enended period of monitoring totalling five years is recommended. 

A botanical survey was prepared for the site in November 1978, and no rare 
or endangered plant species were recorded. However, .because the survey 
was conducted at a time of year when the plant species of special concern 
are dormant and usually not visible, the validity of that survey is 
questionable. Therefore. in conjunction with the preparation of this 
landscape plan, the site was surveyed in july 199 1 for the presence of any 
species of special concern. Five Tidestrom 's lupines were located on the 
property to the east of the proposed building envelope. Protection measures 
are proposed in this plan for preventing damage during construction to this 
area and to other areas on the site that contain existing stands of native 
dune plants. 

The total area of the property is 51.359 square feet. As a condition of 
approval of the residence addition, approximately 85 percent, or 43.655 
square feet. of the property will require restoration. 

REGIONAL SETTING 

r. he property is located on coastal dunes near Fansllell Beach on the seaward 
enremity of the Monterey Peninsula. The dunes in this area form the 
southern boundary of the Asilom;;;.r Dunes Complex. which extends to the 
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l north to Pt. Pinos, approximately four miles. forming a narrow. disjunct band 

• ~dunes. , 

In recent times, much of the original native flora and fauna of this relatively 
small and isolated dune system has been severely altered. Development of 
golf courses, hotels and resorts. and residences have directly impacted the 
dunes. Indirect impacts have resulted from the introduction of invasive, 
non-native (exotic) plants which have overrun and crowd~d out mucp. of the 

• 

• 

remaining native flora. ' . 

By far, the most abundant and aggressive exotic plant in the Asilomar Dunes 
is the Hottentot fig ice plant. Originally from South Africa, ice plant has been 
used e:xtensively in California as a bank stabilizer, particularly along state 

. highways and on eroding coastal dunes. Ice plant has significantly degraded 
natural habitat v.alues throughout the Asilomar Dunes. · 

The native landscape of the Asilomar ·Dunes is comprised of a community of 
coastal plants and associated animal life distinct from all other areas of 
California. For this reason. the natural .. landscape is worthy of preservation, 
ma:timum protection. and restoration where damaged or disturbed. 

The California Coastal Commission considers the Asilomar Dunes to be an / 
..environmentally sensitive habitat area", which is defined in the California 
Coastal Act of 1972, section 30107.5, as:: 

..... any area in which plant or animal life or their habitats are either rare or 
especially valuable because of their special nature or role in an ecosystem 
and which could be easily disturbed or degraded by human activities and 
developments." 

Sa plant·and animal species of special concern to both state.and federal 
wildlife agencies are present in the Asilomar Dunes. These· species indude 
the following:& 

Beach layia (Layia carnosa) FC2, SSC 
California black legless lizard (AnnjeHa pulchra ssp. nigra) FC2, SSC 
Dune gilia (Gilia tenuifora ssp. arenaria) 
Menties' wallflower (Erysimum menziesii ssp. menziesii) FC2, SE 
Sandmat manzanita (Arctostaphylos pumila) FC2, SSC 
Tidestrom's lupine (Lupinus tidestromii ssp. tidestromii) FC2~ SE · 

"' FC2 - Federal Candidate Category 2; SE - State Endangered; SSC- State 
Special Concern 

A-3-MC0-02-058 
B2?JtJc.P.emo/Rebuild 

-~ppeal 

Exhibit J1 
P9·3 of 3 



Jeff Norman 
Consulting Biologist 

P.O. Box 15 

sc 

Big Sur, CA 93920 
(831) 667-0105 

18 September 2001 RECEIVED. 

Kristina Berry 
Monterey County Planning and Building Inspection Department 
P.O. Box 1208 

Salinas, CA 93901 

RE: Biotic resources/impacts, Smith property, Pebble Beach. 

Dear Ms. Berry: 

SEP 0 4 2002 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

At the request of Mr. Ken Virnig, l am submitting to you the follo~ting comments regarding 
potential biological impacts of the Smith project. 

1. Implementation of the proposed project may result in impacts to Smith's blue butterfly 
(Eupbilotes enoptes smtthi), a Federally-listed endangered insect. The Smith property supports a 
population of one of the butterfly's host food plants, seacliff buckwheat (Erlogonum 
pan'ifolium). Ali:hough the biotic reports prepared for the Smith project mention the presence of 
seacliff buck-wheat plants (called both coast buck-wheat and dune buckwheat therein), their 
location on-s!te is not made dear. I would disagree with the conclusion that there are insufficient 
buckwheat plants on the Smith property to support Smith's blue; since neighboring propenies 
v.-ithin the short flight distance of the butterfly have adequate buckwheat, the few buckwheat 
plants on the Smith property would help support a potential local population of Smith's blue. 
The biotic report should have described more carefully the location of the buck"Wheat plants in 
relationship to the project1 and what specific impacts to these plants may occur. A consideration 
of source habitat for Smith's blue on adjoining properties should also have been included. 

2. I question the adequacy of restoring remnant dune habitat as mitigation for biotic impacts on 
the Smith property. This property consists of environmentally sensitive habitat that is recognized 
in the Del Monte Forest Land Use Plan as remnant dunes. A voidance of sensitive habitat, and 
restoration of the damage already done by Mr. Smith to the habitat, would be required to achieve 
consistency with LUP policy toward ESHA.s. Specifically, the impacts to Monterey spine-flower 
(Cbortzantbe pungens var. pungens), a Federally-listed threatened plant, would be better 
reduced by minimizing the driveway so that vehicle acce.c:;s is limited to the front of the 
residence. Thus the high habitat value of the dunes on the parcel, and their contribution to the 

• 

biodiversity of the adjoining dune tracts, would be retained. Additional mitigation could be • 
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deri\·ed by eradicating the iceplant on rhe property and rephlcing it with nativ·e dune species 
(including Monterey spine-flower), although this should not he the primary mitigation. 

3. Because the project involves the taking of a Federally-listed plant (Monterey spine-flower) and 
the potential taking of a Federally-listed animal (Smith's blue butterfly), consultation with the U.S. 
Fish and Wildlife Service (F\VS) should occur. F'\\.'S should be involved in the design of any· 

mitigation measures involving FedcrJ.lly-listed species. 

4. According to rvk Virnig, the height of the proposed new Smirh residem:e would be 28 feet. 
The greatly-expanded footprint \\·ould be built up toward the rear to attain this overall altitude; 
thus, rhe added height increase toward the rear of the footprint will be in exce::ss of 28 feet. The 
mass and altitude of the new stmcture could shade much of the proposed dune restoration, 
resulting in f:.lilure to meet the stated success criteria for Monterey spine-flower mitigation. 
Structural shading could also substantially reduce habitat value in dune areas which would 
otherwise be unaffected by the project, causing additional impact'5 to Monterey spine-flower. If 

shading causes senescence or reduction of flowering of .nearby buckwheat plants, an impact on 
Smith's blue butterl1y may result. 

5. A substantial loss of dune habitat occurred when a row of conifers was cut down and chipped. 
The chipping waste was then spread over an area along the boundary with the Berglass 
property. According to Mr. Virnig, this occurred in late 1999 or early 2000, and without biological 
review. The biotic consequence of this action has been to create a thick mulch layer over the 
su:rface of the dunt: substrate, effectively destroying any dune vegetation which may have been 
present. The continued presence of this mulch layer is suppressing germination of any seeds 
which may be donnanr in the substrate-any rare dune flora which may have been present has · 
essentially been "put on ice." Such destruction of sensitive habitat prior to the performance of 
biological surveying is unfortunate indeed. 

6. The biotic reports prepared for the Sn1ith project should also discuss impac..'ts to other rare· 
plants, such as Monterey Indian paintbrush (Castilleja latifolia). This plant is present on the 
Smith property, yet is nor mt:ntioned in the impact/mitigation sections. 

7. Suitable habitat is present on the Smid1 property for both the globose dune beetle (Coelus 
globosus), a Federal Special Concern species; and the black legless lizard (Amzie/la pulchra 
nigra\ a California Special Concern species. However, biotic surveying for them vvas not 
conducted (or at least not described). 

In particular, since I have found black legless lizard'S under hoards in the Pebble Beach 
dunes, the categorization of the degraded areas as being unsuitable habitat is not supportable. 

Sincerely, 

I 1 .-{:1 . 
1 .... , / 1.: l-u~..:.:-1 \.;tA..2·---\l :, !i v ....., ',;" 
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EXHIBIT A 

)l< JF£.N'll' JL. SEAVEY 

:~ ~.0 LRC·K] Jt:.lrlHIC)LJSR AVENUE 
PAC.ll!-=lC GR.()VI!.!., <C~/\ LlFOl·U .. -..JlA 9.:?>950 

( s 3 'J ) :'\ 7 5 ... :-; 7.3 9 

August 24, 2001 

Mr. Todd Bessire 
Lombardo & Gilles 
Attorneys At law 
318 Cayuga St. 

.. Salinas. CA 93902 

Dear Mr . .Hessire: 

Thank you for the opportunity to comment on the architectural 
significance of the property located at 3105 Seventeen IYiile Drive, in 
Pebble 'Beach (APN # 008-012-007-000)~ 

The one story masonry fram.ed residence, constructed in 1952-
53, is irregular in plan employing a polygonal module, and rests on a 
scored concrete slab foundation. The exterior wall cladding is a brick · 
aggregate. laid in parallel courses to emphasize the horizontal lines of 
the structt,tre. The flat. stepped roof system is covered With tar and 
gravel, matching the color of the surrounding beach sand. Thi..'l eaves 
project out from the bufiding envelope, providing shade in the 
summer and allowing the lower winter light into the narrow clearstory 
windows that characterize the ViSible fenestration from the street. 
Other fenestration includes full height fixed and sliding Windows, 
most facing SW to catch views of the ocean~ or facing easterly toward· 
the interior of the lot. A small .. V'. shaped masonry gt..test house, 
similar i.."'l design to the main residence, and constructed in 1955 is 
found at ~e SE end of the patio. The buildings a:re well sited in tl1e · · 
swale of a rising sand dune on the east side of Seventeen Mile Drlve, 
just south of Bird Rock. 

Thls modern residence iS designed in the form of a Usonian 
house, an innovative building style developed by the noted architect 
Frank Lloyd Wright as a response t.o the need for a:ftordable houslng 
in America. W.right began the Usonian houses fn 193 7. The first was 
the Herbert Jacobs House in Wisconsin. theyo;panded into a whole 
series :in the 1940s to form a key part in the development of domestic 
architecture in the United States. 'these modestly priced dwellings 
introduced the carport. low or flat roof, fmishes employing nattiral 
materials and basement-free living. 
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The interiors of most were characterized by Wright's famous flow of 
internal spaces, and use of a brick utility core, emphasized by a 
massive chimney stack, co-locating the service functions, bathroom, 
kitchen, etc. in a single central location. Most of these features are 
present in the subject property. 

There is a strong Wrightian building tradition on the Monterey 
Peninsula, with Carmel's 1951-52 Walker House, by Wright as its 
central locus. Wright apprentices have worked here, Paffard Clay, 
Joseph Wythe, Rowen Maiden, and some still do including Allen 
Turpen and Mark Mills. In fact Mills Fan Shell House is just south 
along Seventeen Mile Drive from 3105. 

As you know CEQA (PRC 21084.1) requires all properties fifty 
years and older to be reviewed for their potential historic significance~' -
\Vhile the residence at 3105 Seventeen Mile Drive is just under the 
fifty year benchmark (1952-53), it otherwise appears to meet 
California Register of Historical Resources criteria 3, for listing as an 
example of a significant architectural style. Possibly the only example 
of a Wrightian Usonian house in Monterey County. 

Monterey County has been following a policy of microscopic 
scrutiny of potential historic properties recently, some of which in 
Pebble Beach were constructed well beyond the fifty year CEQA 
benchmark. The California Coastal Commission is equally intent on 
the protection of significant historic resources in Carmel. In my 
professional opinion the current Mitigated Negative Declaration for 
the proposed project is flawed, as no architectural analysis for 
historic significance of the subject property was conducted. 

Given the recent emphasis on identification and protection of 
significant historic resources by both the County of Monterey and the 
California Coastal Commission, and the failure of the mitigated 
Negative Declaration to do so, CEQA mandates preparation of an 
environmental impact report to assure that Monterey County does 
not lose an architecturally significant historic building. 

Most Sincerely, 
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• View from corner of 17-Mile Drive and The Dunes. 

Existing House 
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