
MONTEREY COUNTY PLANNING COMMISSION

Meeting :

	

June 30, 2010

	

Time: 10 :30 a.m.

	

Agenda Item No . : 5
Project Description : Harper Canyon (Encina Hills) Subdivision Proposal . The proposal is a Combine d
Development Permit request consisting of: 1) A Vesting Tentative Map for the subdivision of 344 acre s
into 17 residential lots ranging in size from 5 .13 acres to 23 .42 acres on 164 acres with one 180-acr e
remainder parcel; 2) Use Permit for the removal of approximately 79 coast live oak trees over six inches i n
diameter for road and driveway construction ; 3) Use Permit for development on slopes in excess of 30
percent; 4) a Use Permit for the expansion of a public water system ; 5) grading for net cut and fill of
approximately 2,000 cubic yards ; and Design Approval.
Project Location : Approximately 2,000 feet southeast of APN• 416-611-001-000 and
State Route 68 off of the northeast side of San Benanci o
Road.

416-611-002-00 0

Planning File Number: PLN000696
Owners : Harper Canyon Realty, LLC
Agent : Mike Cling

Plan Area : Toro Area Plan Flagged and staked : No
Zoning Designation:

	

RDRI5.1-D [Rural Density Residential, 5 .1 acres per unit with Design Contro l
Overlay] and LDRI1 [Low Density Residential, 1 acre per unit]

CEQA Action : EIR
Department : RMA - Planning Department

Certify the Final Environmental Impact Report (SCH : 2003071157) (Exhibits F, G and II) and
Adopt a Finding of Overriding Considerations ;

2.

	

Approve a Combined Development Permit subject to Findings and Evidence within the Draft
Resolution (Exhibit C) and Conditions of Approval (Exhibit C, Attachment 1) ; and

3.

	

Approve a Mitigation Monitoring and Reporting Plan (Exhibit C, Attachment 1) .

PROJECT OVERVIEW :
The application for the proposed project was deemed complete on November 22, 2002 . An Initial
Study/Mitigated Negative Declaration was prepared for the project in July 2003 . The Planning
Commission considered the project on January 12, 2005, and directed staff to prepare an Environmental
Impact Report for the project . The project applicant appealed the decision by the Planning Commissio n
to the Board of Supervisors ; however, prior to the Board of Supervisors hearing, the applicant withdre w
their request for a hearing on the matter and acknowledged the Planning Commission's direction to caus e
an EIR to be prepared .

The Draft Environmental Impact Report (DEIR) for the proposed project was prepared and circulated i n
October 2008, and evaluated the potential for impacts to land use, geology and soils, biology, cultura l
resources, transportation and circulation, air quality, noise, hydrology and water quality, aesthetics, ligh t
and glare, public services and utilities and wastewater disposal . Following the end of the public review
period for the DEW, the staff determined that significant new information existed and directed the
consultant to address certain traffic issues raised during the public review period by recirculating relevan t
portions of the document as a Recirculated Draft EIR (RDEIR) . These changes are specifically limited t o
Section 3 .10, Transportation and Circulation . Significant new information addressed by the RDEI R
includes, but is not limited to, the adoption of the Regional Development Impact Fee by th e
Transportation Agency of Monterey County (TAMC) and the language of traffic mitigation measures .

The EIR concluded that most impacts can be reduced to a less than significant level with mitigation, but
that project impacts to the level of service (LOS) of Highway 68 at the intersections of Laureles Grade
and York Road and to the segments along Highway 68 between York Road and Pasadera Drive, betwee n
Pasadera Drive and Laureles Grade and between Laureles Grade and Corral De Tierra would b e

RECOMMENDATION: Staff recommends that the Planning Commission adopt a Resolution (Exhibit
C) to :
1 .



significant and unavoidable . Mitigation measures are incorporated into the condition matrix (Exhibit C ,
Attachment 1) . A draft Finding of Overriding Considerations is included in Exhibit C .

The FEIR was prepared to respond to the public comments received on the DEIR and RDEI R
(Transportation and Circulation) and was made available June 14, 2010 .

The EIR included three alternatives that would avoid or further reduce the impacts of the project ,
including a "no-build" project scenario . These alternatives are compared within Chapter 4 .0 of the EIR,
Alternatives to the Project .

Staff has considered the EIR and the Combined Development Permit components of the Vesting
Subdivision Map, minimal tree removal, minimal development on slopes in excess of 30%, expansion o f
the water system, grading and Design Approval and recommends that that applicant's proposal b e
approved, subject to the recommendations above . Should the Commission wish to approve the project,
the Commission will certify the EIR, adopt a Finding of Overriding Considerations and then approve th e
Project, subject to conditions and mitigation measures .

OTHER AGENCY INVOLVEMENT : The following agencies and departments reviewed this project :
✓ Water Resources Agency ✓ Redevelopment and Housing Offic e
✓ Environmental Health Division ✓ Salinas Rural Fire Protection District
✓ Public Works Department ✓ Parks Department

Conditions recommended by the Environmental Health Division, Public Works, Salinas Rural Fir e
District, Parks Depai t vent, Water Resources Agency, and Office of Redevelopment and Housing hav e
been incorporated into the Condition Compliance and Mitigation Monitoring Reporting Plan (Exhibit C ,
Attachment 1) .

LUAC RECOMMENDATION : The Toro Land Use Advisory Committee (LUAC) reviewed thi s
project at its July 14, and July 28, 2003 meetings (Exhibit I, LUAC minutes .) The LUAC conducted a
site visit July 28, 2003 and voted on two motipns. One motion to approve failed 2-2, and the second
motion to deny flso- kd 2-2 .

'N	 er,j,
Taven M. KinisonBron, Planning Services Manager
(831) 755-5173 kinisonbrowntm@co .monterey.ca .u s
June 23, 201 0

cc: Front Counter Copy; Planning Commission ; Public Works; Water Resources Agency ; Environmental
Health; Parks Department; Salinas Rural Fire Protection District ; Housing and Redevelopment Agency ,
Alana Knaster, Deputy Director, RMA; Carl Holm, Assistant Planning Director ; Wendy Strimling, County
Counsel ; Taven M. Kinison Brown, Project Planner; Carol Allen, Senior Secretary ; Commenters on th e
Draft EIR; Harper Canyon Realty, Owner ; Agent Mike Cling and Joel Panzer ; Planning File PLN000696 .

Attachments :
Exhibit A

	

Project Data Sheet
Exhibit B

	

Project Discussion
Exhibit C

	

Draft Resolution
Attachment 1 - Condition/Mitigation Matri x

Exhibit D

	

Vicinity Map
Exhibit E

	

Vesting Tentative Map

This report was reviewed by Alana Knaster, Deputy Director of Resource Management Agency
Note : The Planning Commission decision is appealable to the Board of Supervisors .
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EXHIBIT B
PROJECT DISCUSSION

Project Location and Settin g

The project site is located in the Encina Hills area of the Toro Area Plan planning area, approximately
2,000 feet southeast of State Route 68 and east of San Benancio Road . Access to the project site i s
located off San Benancio Road onto the existing Meyer Road .

The project site is primarily used for grazing land and consists of approximately 344 acres on tw o
existing irregularly shaped parcels, Assessor's Parcel Numbers (APNs) 416-611-001-000 and 416-611-
002-000 . The terrain is somewhat varied with elevations ranging from 340 feet in the northern portion t o
approximately 1,020 feet in the southeastern portion of the project site . The area proposed for
development contains approximately 97 acres with slopes in excess of 30 percent grade ; 41 acres with
slopes ranging from 20 to 30 percent ; and 27 acres with slopes ranging from 0 to 20 percent slope .
Existing improvements on the project site include dirt roads and trails, which meander through bot h
parcels .

Annual grassland, coast live oak woodlands and savannas, coastal scrub, and maritime chaparral cove r
the undeveloped terrain . The level areas of the project site are covered primarily in grasslands wit h
dense oak woodlands on the steeper slopes . There are several natural drainage areas and seven spring s
located on the project site, which drains north to El Toro Creek .

Surrounding land uses include similar vacant undeveloped land to the west ; unimproved lands in the
watershed area and grazing/rangelands to the north and east ; Toro Regional Park to the east and south ;
and single-family residences located along Meyer Road and Rim Rock Canyon Road to the southwest .
Also to the south are 14 undeveloped existing lots of record that are not a part of the project .

Proposed Subdivision and Developmen t

The applicant is proposing to subdivide one 344 acre parcel into 17 single-family lots on 164 acres wit h
one 180-acre remainder parcel . The residential lots would have an average density of one dwelling uni t
per 9 .64 acres within the subdivided area, as lots would range in size from 5 .13 acres to 23 .42 acres, fo r
an average density of 20 .29 acres per dwelling unit for the entire 344 acre parcel . Improved lots would b e
sold individually for the construction of homes . The proposed project will include grading o f
approximately 2,000 cubic yards of material; removal of 79 coast live oak trees ; development on slope s
greater than 30 percent, and the expansion of a public water system .

Permits Required

The project will require approval of a Combined Development Permit that includes :
• Subdivision of one 344 acre parcel into 17 single-family lots on 164 acres with one 180-acr e

remainder parce l
• Use Permit for removal of approximately 79 coast live oak trees ;
• Use Permit for development on slopes in excess of 30 percent;
• Use Permit for the expansion of a public water system ; and
• Grading and Design Approval .

Other agency approvals include :
• Sewer Extension Agreement with California Utility Services ; and
• Water Extension Agreement with California-American Water Company .
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Zoning

The majority of the project site is designated as "Rural Density Residential" (RDR/5 .1 and RDR/5 .1-D),
with a small portion of APN 416-611-002-000 designated as "Low Density Residential" (LDR/1). The
"Rural Density Residential" designation allows for residential development with a minimum of 5 .1 acre s
per residential unit, and the "Low Density Residential" zoning designation requires a minimum of on e
acre per unit . Based on the allowable density, up to 67 units could be developed on the site ; therefore,
the proposed density of 17 units is less than the maximum density of 67 units allowed .

All of the lots would be subject to design review. Development envelopes and building envelopes ar e
designated on each residential lot . Conditions of approval have been recommended to ensure that th e
final building envelopes are located on slopes of less than 30 percent, avoid ridgeline development, an d
for those properties adjacent to Toro Park, have building envelopes set back at least 100 feet to allow fo r
control of vegetation and (fire) fuel loads .

Traffic/Circulation

Meyer Road, which intersects with San Benancio Road, would provide local access directly to the projec t
site . Roadway improvements would extend and improve Meyer Road along the general path of a n
existing dirt road on the project site and serve as the primary on-site circulation route . Portions of the
road would be constructed within areas of 30 ,percent or greater slopes, and would therefore require cu t
and fill grading. The road would also be widened to 18 feet beginning approximately 1,200 feet from th e
intersection with San Benancio Road, and right turn tapers would be added at the intersection to th e
extent practical, as required by the Public Works Department.

Water Supply

The proposed project will be served by two existing off-site wells, to be operated as a satellite system b y
California-American Water Company (Cal Am) . The water system is also proposed to serve all 17 of th e
proposed residential lots . One well is located near the Oaks Subdivision (Oaks Well), with the secon d
well (New Well) located south of Harper Canyon Road . The wells will be joined to serve both the Oak s
and Harper Canyon subdivisions as a small satellite system . Water from the two wells will be sent to th e
Ambler Park Treatment facility and then returned to serve the Project . The water will be metered to
ensure that water is not exported from the B-8 zone to Zone 2C or vice versa . The water system include s
two new tanks and required transmission infrastructure .

With respect to potential impacts to ground water resources, the DEIR (pg . 3 .6-13) concludes that ther e
would be less than significant impacts since a) the net demand of 12 .75 acre feet /year (afy) is exceeded

Thy the net recharge in the San Benancio Gulf Subarea (29-9 afy) and-6)both the Monterey County
Water Resources Agency and Health Department have concluded that because of the location of th e
wells (Zone 2C) and Source capacity, the project would have a negligible effect on the aquifer and o n
neighboring wells .

Wastewater

The proposed project includes extension of the existing sewer system within the right-of-way of propose d
roadway improvements . All 17 of the proposed residential units will be connected to the existing sewe r
system and will be served by California Utilities Service . Three sewage pump stations would serve th e
proposed project . Two of the pump stations would be located on the project site near Lots #1 and #9 an d
the third pump station would be located at the end of the road and utility easement near Lot #17 . The
extended sewer system will tie into the existing main and effluent would be processed at the existin g
sewer treatment facility located at 16625 Reservation Road in Salinas .
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Drainage and Stormwater Runoff

The proposed project includes a stormwater drainage system within the roadway improvements . The
stormwater drainage system will collect on-site surface water runoff in catch basins and route it to on-sit e
detention basins throughout the project site, where the stormwater will be allowed to recharge th e
groundwater basin .

Parks

The project site includes a 180-acre remainder parcel . The project applicant has committed to donatin g
approximately 154-acres of the remainder parcel by deeding the property to the Monterey County Parks
Department as an expansion of the adjacent Toro Regional Park (See Parks Department Conditio n
PKSSPO01) .

Inclusionary Housing

According the Housing and Redevelopment Office, the project is subject to the Monterey County
Inclusionary Housing Ordinance in place at the time the application was deemed complete, which was i n
November 2002 . The applicable Inclusionary Housing Ordinance requires developers to contribute 1 5
percent of the new residential lots or units as low-and moderate-income units, or require payment of a n
in-lieu inclusionary housing fee. The Housing and Redevelopment Office has indicated that payment of
a $409,555 .50 in-lieu fee ($160,610 per inclusionary unit, 2 .55 equivalent-units required) would satisfy
compliance with the Inclusionary Housing Ordinance . Payment of this in-lieu fee is required by
conditions of approval .

Project Analysis

Biological Resources

Three vegetation communities are located on the project site, including annual grassland, coast live oa k
woodland/savanna, and chamise chaparral . Annual grasslands are found throughout the project site an d
are characterized by a mixture of native perennial species, as well as introduced annual species, all o f
which are heavily grazed by cattle . Oak woodlands occupy the north-facing slopes and canyon bottom s
and the oak savanna occupy drier, east-facing slopes, near the ridge tops . Chamise chaparral occurs near
the tops of the ridges or on the steep slopes . These vegetative communities provide habitat for a variet y
of animal species .

Coast live oak woodlands exist on the site, and the total number of oaks is estimated to be approximately
9,187, with 993 trees greater than 12 inches in diameter . Oak woodland is found on a number of th e
proposed parcels, as well as on the 180-acre remainder parcel . The proposed project includes a us e
permit for the removal of approximately 79 oak trees, which is less than one percent of the total tree s
located on the project site . Tree removal would occur primarily within the limits of the grading area t o
construct the widened project roadway . The forest management plan for the project states that tre e
impacts associated with development of proposed building sites would be minimal since the building sit e
locations are proposed primarily within the open areas of the site .

Overall site disturbance would be limited to that necessary for widening and surfacing the existing dir t
road on the site and to construct driveways and individual home sites . Mitigation includes conservatio n
and scenic easements on individual parcels, protection of special status plants and habitat for specia l
status species, and implementation of a forest management plan .
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Visual Resources

Visual resources on the project site consist of the rolling topography, oak woodland and savannas, an d
annual grassland and shrub areas . The project site is located approximately 2,000 feet southeast of State
Route 68, which is a state scenic highway; approximately 1,200 feet from San Benancio Road, a Count y
designated scenic route ; adjacent to Toro Regional Park ; and Fort Ord Public Land owned by the Bureau
of Land Management (BLM) . Due to the steep terrain, dense vegetation, and distance from the roadway ,
the project site would not be visible from San Benancio Road . However, portions of the project site may
be visible from State Route 68, Toro Regional Park and/or Fort Ord BLM land, which are considered
public viewing areas . While these potential viewing areas are relatively remote to the project, views o f
the currently undeveloped project site land from these areas could be impacted . However, the project
visual analysis concluded that there would not be a "substantial adverse visual impact" due to the smal l
number of homes relative to the parcel size, the distance from which these changes to the project sit e
would be viewed, and a series of measures that will be imposed in Mitigation Measures 3 .1-2b and 3 .1-
2c. These measures establish building envelopes and a number of requirements relating to use of natural
building and landscape materials, vegetative screening, and re-planting of roadways .

Water Supply

There were a number of comments on the DEIR questioning whether the Project would have an adequat e
water supply because of its location in the El Toro Groundwater Study Area, which has been described a s
in overdraft (Geosyntec 2007) . The proposed project would procure water from two , existing wells within
the San Benancio Gulch subarea of the El Toro Groundwater Study Area . . One of the wells, referred to
as the "Oaks well," was drilled within the approved Oaks Subdivision along San Benancio Road . The
second well, or the "New well," was drilled more recently, near Harper Canyon Road . According to the
Monterey County Water Resources Agency, this portion of the El Toro Study area, which includes th e
Project site and wells that will be serving the Project are in Zone 2C in the Salinas Valley Groundwate r
Basin which is not considered to be in overdraft .

According to the project hydrogeology report, the proposed project would have a water demand o f
approximately 12.75 AFY based on a demand value of 0 .75 AFY per residence. The report further state s
that the San Benancio Gulch Subarea is recharged by approximately 486 AFY through stormwate r
generation and precipitation . With build out of approximately 542 units within the San Benancio Gulch
Subarea, the water demand is less than the annual recharge rate, providing a water surplus o f
approximately 29.9 AFY for the San Benancio Gulch Subarea. The Water Resources Agency and Health
Department Environmental Bureau have determined that there is a long term water supply for the projec t
because of the location of the wells (i .e . Zone 2C) and that therefore the Project would be consistent wit h
the requirements of Title 19 .

Traffic/Circulation

The project would be accessed from San Benancio Road, and would therefore add traffic to Highway 68 .
All highway segments between the signalized intersections on SR 68, beginning at SR 218 (Canyon Del
Rey Boulevard) and ending at San Benancio Road, accommodate 1,300 to 1,400 vehicle trips in the west-
bound (A.M.) peak hour and eastbound (P .M.) peak hour during weekdays . The proposed project would
contribute an estimated 17 trips to the highway traffic during these peak hours .

With the exception of the intersection of Highway 68 and State Route 218 (Canyon Del Rey Boulevard) ,
all signalized intersections along Highway 68 between Route 218 and Reservation Road operate at LOS
D, E or F during the A .M. and P .M. peak hours, which are below the accepted standard of LOS C .
Similarly, all roadway (Highway 68) segments between these intersections also operate at below LOS C
during these peak hour periods . These intersections and roadway segments will continue to operat e
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below LOS C, and these operations will be incrementally degraded with the addition of traffic generate d
by the proposed project, background (approved) projects and cumulative (not yet approved) projects .

A series of intersection safety improvements along SR 68 are included in the TAMC Regiona l
Transportation Plan, including : adding a second SR 68 westbound left-turn lane at the Laureles Grad e
Road intersection; adding a fourth (north) Corral de Tierra Road leg and a second SR 68 westbound left-
turn lane at the Corral de Tierra Road intersection ; and adding a second SR 68 westbound left-turn lan e
at the San Benancio Road intersection . These safety improvements will be beneficial to the State Route
68 corridor, but will not resolve existing intersection LOS deficiencies to which the project wil l
contribute traffic . These improvements are assumed to be in place in the near term (background)
conditions .

In March 2008, TAMC updated the Nexus Study for a Regional Development Impact Fee . The project
list in the Regional Impact Fee Nexus Study Update includes a project referred to as "State Route 6 8
Commuter Improvements," which would widen a 2 .3-mile section of SR 68 to four lanes between th e
existing 4-lane section adjacent to Toro Park and Corral de Tierra Road . This project would shorten the
travel time on SR 68 in both directions ; improve intersection operations at two locations from
unacceptable to acceptable levels ; and reduce the length of the queue on westbound SR 68 east of Sa n
Benancio Road during the weekday A .M. peak hour .

Mitigation measures are included in the EIR requiring the project to contribute its fair share costs of th e
commuter improvement project through payment of the TAMC Regional Development Impact Fe e
(RDIF) prior to issuance of the first building permit, or alternatively to fully fund the preparation of th e
Caltrans Project Study Report (PSR) for the project . Payment of the RDIF would effectively mitigat e
project impacts to the following intersections and roadway segments to a less than significant level :

• State Route 68/Corral de Tierra intersectio n
• State Route 68/San Benancio Road intersectio n
• State Route 68 segment between Corral de Tierra and San Benancio Roa d

Intersections and roadway segments impacted by the project that are not currently included in the
boundaries of the proposed State Highway 68 Commuter Improvement Project would remain impacted ,
however . These facilities include :

• State Route 68/Laureles Grade intersection
• State Route 68/York Road intersection
• State Route 68 segment between York Road and Pasadera Driv e
• State-Route-68-segment between-Pasader-a-Dr-i-ve-and Laureles-Grade
• State Route 68 segment between Laureles Grade and Corral de Tierr a

The facilities listed above that are not mitigated by the State Route 68 Commuter Improvements project
will remain a significant and unavoidable impact of the project . All cumulative impacts are satisfied by
the payment of the TAMC RDIF .

The project is also required to make improvement to Myer Road to meet County standards, and t o
improve sight distance at the Myer Road/San Benancio Road intersection .

The residual traffic impact is based on the significance threshold frequently used by the County, the "on e
trip" standard, where one vehicle trip added to any intersection of roadway segment operating at LOS F
constitutes a significant impact to that facility . In terms of actual traffic operations along the Highway 6 8
corridor, the project's contribution to peak-hour traffic at these intersections and segments (17 peak hour
trips), will be a small fraction of total traffic volumes, and would not add noticeably to the existin g
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congestion. The analysis is conservative in that regard, but uses a standard of review consistent wit h
other projects in the County .

What would be allowed if the project were subject to the yet to be adopted General Plan (GPU5) ?

The present (June 2010) draft of the General Plan has the Harper Canyon subdivision project site are a
subject to Policy T-1 .7. "Development on properties with residential land use designations located withi n
the Toro Area Plan along the Highway 68 corridor shall be limited to the first single family home on a
legal lot of record . "

Potential Maximum Development under the present 1982 General Plan and Zoning Code

Under the present 1982 General Plan and Zoning Code, the property is designated Rural Density
Residential 5 .1 acres minimum parcel size . Based on the allowable density for the 344 acre property, u p
to 67 units could have been proposed for the site . This is not the present case as the applicant ha s
proposed to donate 154 acres to the County of Monterey's Toro Regional Park from the 180 acre
Remainder Parcel . Of the balance of the 164 acres intended to be subdivided by the property owners, th e
applicants have proposed 17 residential properties with acreages ranging from 5 .13 acres to 23 .42 acres .
Had all parcel been proposed at exactly 5 .1 acres, a potential of 32 units could have been proposed i n
these areas .

Development Standards and the Combined Development Permi t

Layout, Design and Acces s
Lot sizes range from 5 .13 acres to 23 .42 acres on 164 acres, and have been laid out along an existin g
well-defined unpaved service/jeep road . As a large lot subdivision, the design has not been constrained i n
trying to meet minimal lot sizes, lot widths, depths and setback lines . Access from Meyer Road and San
Benancio Road, will require improvements, as well as the interior proposed improvements of the internal
service roads . Staff has included a condition of approval prior to final Map recordation, that a through
emergency access only easement be provided on the map to connect to the adjacent western propertie s
between Highway 68 and the subject property (Ferini Ranch) . The rural context of the county require s
consideration of emergency vehicle movements and "escape routes" for persons and properties .
Additionally, staff has recommended another condition of approval prior to final map recordation, fo r
those properties adjacent to Toro Regional Park to have building envelopes set back at least 100 feet to
allow for control of vegetation and (fire) fuel loads . This setback of 100 feet would apply to Lots 1,2, an d
11-15 . Presently it appears that only the homesite on Lot 11 would need to be adjusted 25 to 50 feet t o
accommodate this "fire safety" setback .

Slopes
There are no feasible alternatives which would allow development to occur on slopes of less than 3 0
percent . The proposed development better achieves the goals, policies, and objectives of the Montere y
County General Plan and Toro Area Plan than other development alternatives . Development envelopes,
including all building sites, have been located on slopes of less than 30 percent . To access areas of the
property determined suitable for residential development, limited areas of 30 percent slope must b e
crossed by infrastructure, such as roads and utilities . The areas of 30 percent slope where development i s
allowed consist of existing dirt roads that need to be improved to accommodate the project, fire safet y
requirements, and county private road requirements . The road system has been designed to achieve th e
maximum amount of resource protection while taking advantage of existing dirt roads, where possible, t o
minimize resource disturbance . All undeveloped areas of the project that will contain slopes over 3 0
percent will be placed into a conservation and scenic easement, per the requirements of the conditions of
approval .
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Tree Removal
The project, as conditioned, is consistent with the regulations for Preservation of Oak and Othe r
Protected Trees, Section 21 .64.260.D of the Monterey County Zoning Ordinance (Title 21) . Tree removal
would occur primarily within the limits of the grading area to install the widened project roadway, an d
tree impacts associated with development of proposed building sites would be minimal since the buildin g
site locations are proposed primarily within the open areas of the site . The number of oak trees proposed
for removal is therefore the minimum number required to develop the site as proposed .

Mitigation Measure MM 3 .5-3b requires that prior to the issuance of grading and/or building permits ,
whichever occurs first, the project applicant shall submit a Final Forest Management Plan for review an d
approval by Monterey County Planning Department as required in mitigation measure MM 3 .3-3a. The
Final Forest Management Plan shall include a monitoring plan that accurately identifies the number an d
acreage of oak trees five inches in diameter at breast height to be removed during construction and th e
replacement of these oak trees on a 3 :1 basis as a means of promoting 1 :1 tree replacement. As noted
above, the applicant will also be required to pay a fee to the state Oak Woodlands Preservation Fund .

The proposed tree removal is the minimum required under the circumstances of the case and will no t
involve risk of adverse environmental impacts .

Water and Wastewater Systems
The source capacity and water quality for all lots proposed to be created through the subdivision meet s
the requirements of all applicable health and safety regulations pursuant to Monterey County Cod e
Section 19.03 .025 .

Adequate water service is available at the site . No new wells are needed to serve the project because th e
project will draw water from two existing wells . Although the proposed project would procure wate r
from within the San Benancio Gulch Subarea of the El Toro Groundwater Study Area, neither the well s
for the proposed project nor the project site are located within that portion of the Study Area that i s
subject to a B-8 zoning designation. As noted above under the discussion of water supply, the Project
water supply is in Zone 2C and therefore is consistent with County subdivision requirements . Please also
refer to the FEIR pg. 3-26 -3-27, Response to Comment 2-1 as well as the Findings and Evidence fo r
further discussion of the environmental context of water for the proposal.

The water wells proposed to serve the project were tested and determined to not meet all applicable wate r
quality standards . Therefore, a mitigation measure (MM 3 .6-2a) is included requiring that prior to
recording the Final Subdivision Map, Monterey County Health Department, Environmental Healt h
Division shall require that the project applicant contract with a qualified engineer to design and instal l
water system improvements to meet the standards as found in Chapter 15 .04 and 15 .08 of the Monterey
County Code, Titles 17 and 22 of the California Code of Regulations, the Residential Subdivision Wate r
Supply Standards and California Public Utility Commission Standards. As discussed in the DEIR on
pages 3 .9-11 through 3 .9 12, and as required in MM 3 .66-2a, the water from these wells will be treated at
the Cal Ambler Park treatment facility . With implementation of this requirement, the subdivision water
source capacity and water quality will meet the requirements of all applicable health and safety
regulations .

Wastewater from the Project will be treated by the California Utilities Service Inc . which operates under
a permit from the Central Coast Regional Water Quality Control Board . Mitigation Measure 3 .9-4
addresses potential capacity issues that have been raised in public comment with respect to the potentia l
issues regarding the future capacity of this treatment plant . With implementation of this requirement ,
subdivision wastewater treatment will meet applicable health and safety regulations .
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Grading
For a project area of approximately 164 acres with 17 residential sites and road improvements, the
estimated earthwork of 2,000 cubic yards of cut and fill balanced on the property is minimal . Staff
believes this figure of 2,000 cubic yards should be considered an estimate only, and that the county
would allow flexibility and adjustment to this figure as engineered roadway plans are developed an d
submitted to the county. Nothing has alerted staff to believe that existing county codes for erosio n
control and protection, and the mitigation measures and conditions of approval proposed in Exhibit C
would be insufficient to assure a less than significant impact to Air Quality and to lessen potentia l
impacts to soils and erosion .

Subdivision Findings
None of the findings found in Section 19 .04.025 .1 of the Subdivision Ordinance (Title 19) requirin g
denial of the subdivision can be made . Please refer to the Findings and Evidence in the attached draft
Resolution .

Project Alternatives Considered in the EIR

Three project alternatives were discussed in the EIR that, as required by CEQA, could feasibly attain
most of the basic objectives of the project, but would avoid or substantially lessen any of the significant
environmental effects . The alternatives selected for consideration in the EIR are briefly discussed below.

Alternative 1 - No Pro'ect/No Develo .ment . This alternative assumes the project site would remain i n
its present state, with no development . Because no physical changes to the environment would result ,
impacts would be less for all physical environmental analysis categories . The EIR determined that
impacts would be greater with regard to consistency with land use and planning documents, however ,
because leaving the project site undeveloped would be inconsistent with the RDR 5 .1 zoning for the site,
which designates the site for residential development at a minimum of 5 .1 acres per unit.

Alternative 2 - Modified Subdivision Design `A .' Lot #17 would be divided into two lots under thi s
alternative, creating a Parcel A for two inclusionary units to be developed on site, rather than requirin g
the project applicant to pay an in-lieu fee to fund construction of inclusionary housing elsewhere . This
alternative would result in marginally greater impacts for most environmental impact areas due to th e
increased site disturbance for the additional two units, and would also add approximately two additiona l
vehicle trips to the peak hour traffic .

Alternative 3 - Modified Subdivision Design `B .' Four residential units would be eliminated under this
scenario, reducing the overall density of the project . A decrease in density would generate fewer trips on
surrounding roadways and SR 68, which is currently operating at an unacceptable level of service . A
decrease in density would also indirectly reduce noise and air pollutant emissions, though thes e
reductions would be minimal. This alternative also represents the environmentally superior "build "
alternative, but does not meet all of the project . objectives .

Of the two project "build" alternatives, Alternative 2 would reduce (but not eliminate) the identifie d
significant unavoidable traffic impact of the project . Because this project impact will not result i n
noticeable change to the congestion on Highway 68, however, the reduction in the number of trip s
associated with Alternative 2 would not result in a substantial benefit over the proposed project . Should
the Planning Commission decide to approve one of the project alternatives, staff would need to return
with revised findings and conditions of approval .
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EXHIBIT C
DRAFT RESOLUTION

Before the Planning Commission in and for the
County of Monterey, State of California

In the matter of the application of:
Harper Canyon (PLN000696)
RESOLUTION NO .	
Resolution by the Monterey County Plannin g
Commission :
1. Certifying the EIR with Final Environmental Impac t

Report (SCH: 2003071157) and Adopt a Finding of
Overriding Considerations ;

2. Approving a Combined Development Permit consistin g
of a 1) A Vesting Tentative Map for the subdivision of
344 acres into 17 residential lots ranging in size fro m
5 .13 acres to 23 .42 acres on 164 acres with one 180-
acre remainder parcel; 2) Use Permit for the removal o f
approximately 79 coast live oak trees over six inches i n
diameter for road and driveway construction; 3) Use
Permit for development on slopes in excess of 3 0
percent ; 4) Use Permit for the expansion of a publi c
water system; 5) grading for net cut and fill of
approximately 2,000 cubic yards; and Design Approval.

3. Approving a Mitigation Monitoring and Reporting Plan .
(PLN000696, Harper Canyon Realty, Toro Area Plan ,
(APNs 416-611-001-000 and 416-611-002-000)

The Harper Canyon application (PLN000696) came on for public hearing before the Montere y
County Planning Commission on June 30, 2010. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and othe r
evidence presented, the Planning Commission finds and decides as follows :

FINDINGS

1 .	 FINDING :	 CONSISTENCY -The project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate fo r
development .

EVIDENCE : a) During the course of review of this application, the project has bee n
reviewed for consistency with the text, policies, and regulations in th e
Monterey County General Plan, as amended, and the Monterey Count y
Subdivision Ordinance (Title 19), Toro Area Plan, as amended ,
Monterey County Code Section 18 .50, and the Monterey County Zoning
Ordinance (Title 21). No conflicts were found to exist. No
communications were received during the course of review of th e
project providing substantial evidence of any inconsistencies with th e
text, policies, and regulations in these documents .

b) The project consists of subdividing two parcels totaling 344 acres into
17 lots for 17 single-family homes, and one remainder parcel of 18 0
acres. The project is located east of San Benancio Road in the Toro are a
(APNs 415-661-001-000 and 416-611-002-000) . The General Plan Land
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Use Map and the Toro Area Plan designate the site for "Rural Density
Residential ." Consistent with the land use plan designations, the
Monterey County Zoning Ordinance designates the project site a s
"RDR/5 .1-D," or Rural Density Residential, 5 .1 acres per unit with
Design Control Overlay and a small portion designated as LDR/1, o r
Low Density Residential, 1 acre per unit . The lots range in size from
5 .13 acres to 23 .42 acres on 164 acres with one 180-acre remainde r
parcel, an average density of 20 .29 acres per dwelling unit for the entir e
344 acre parcel, which is within the maximum allowable density for the
existing parcels .

c) The project planners conducted site inspections on numerous occasion s
to verify that the project on the subject parcels conforms to the plan s
listed above .
The project is consistent with the Lot Design Standards of Sectio n
19.10.030. The design and improvement of the subdivision complie s
with applicable provisions of the Subdivision Ordinance (Title 19) ,
Zoning Ordinance, and General Plan as amended and Toro Area Plan a s
amended . The conditions of approval require the applicants to assure
long-term maintenance of the improvements by use of a homeowner s
association. Lots, building sites and improvements have been designed
to meet the standards of the Subdivision Ordinance (Title 19) .

e)

	

Overall, the proposed project incorporates the intent of Monterey
County General Plan policies . The proposed project will :
1. Preserve open space areas to protect scenic vistas and biological

resources ;
2. Incorporate design and construction practices to conserve soi l

resources, water quality, and environmentally sensitive areas ;
3. Conserve energy through building and site design ;
4. Protect human life and structures from seismic and fire hazards ;
5. Ensure compatible land uses ; and
6. Provide for adequate, safe, and effective transportation facilities ;

and allow for the adequate provision of public services .
f)

	

The following General Plan goal, objective and policy apply to the
proposed project :
• Goal 53 (Water Service) - To promote adequate wate r

service for all county needs.
• Objective 53.1 - Achieve a sustained level of adequate wate r

services .
• Policy 53.1 .3 - The County shall not allow water consumin g

development in areas which do not have proven adequate
water supplies .

• Policy 53 .1 .5 - Proliferation of wells, serving residential ,
commercial, and institutional uses, into common wate r
tables shall be discouraged . Adequate water service i s
available at the site consistent with Goal 53 . No new wells are
needed to serve the project because the project will draw wate r
from two existing wells . The new homes will use water and
therefore are considered to be "water consuming development"
under Policy 53 .1 .3 . Although the proposed project would
procure water from within the San Benancio Gulch subarea o f
the El Toro Groundwater Basin, neither the wells for th e
proposed project nor the project site are located within a B- 8
zoning designation . Additionally, according to MCWRA, thi s
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portion of the El Toro Planning area, including the project site,
receive benefits of sustained groundwater levels attributed to the
operation of both the Nacimiento and San Antonio Reservoir s
and will receive benefits of the Salinas Valley Water Project
upon completion . According to the project hydrogeology report,
the proposed project would have a water demand of
approximately 12 .75 AFY based on a demand value of 0 .75
AFY per residence . The report further states that the San
Benancio Gulch subarea is recharged by approximately 48 6
AFY through stormwater generation and precipitation . With
buildout of approximately 542 units within the San Benancio
Gulch subarea, the water demand is less than the annual
recharge rate, providing a water surplus of approximately 29 . 9
AFY for the San Benancio Gulch subarea . This water surplu s
would be able to accommodate the proposed project's wate r
demand of approximately 12 .75 AFY. Accordingly, the project
is consistent with Goal 53, Objective 53 .1 and the related
policies .

g)

	

The following Toro Area Plan policies apply to the propose d
project :
• Policy 5.1 .2 .1 - Developments shall be designed t o

maintain groundwater recharge capabilities on th e
property . The proposed project includes drainage an d
recharge facilities that would allow stormwater to be
collected on site for groundwater recharge .

• Policy7.2 .3 - The preservation of oak trees in Tor o
shall be promoted by discouraging removal of
healthy trees with diameters in excess of eight inches .
The proposed project includes a use permit for the
removal of approximately 79 oak trees, which is less
than one percent of the approximately 9,187 total tree s
located on the project site . Tree removal would occur
primarily within the limits of the grading area to instal l
the widened project roadways, and tree impacts
associated with development of proposed building site s
would be minimal since the building site locations ar e
proposed primarily within the open areas of the site .
The number of oak trees proposed for removal is
therefore the minimum number required to develop th e
site as proposed .

• Policy 26.1 .4 .3 - A standard tentative subdivision
map an/or vesting tentative and/or Preliminary
Project Review Subdivision map application fo r
either a standard or minor subdivision shall not b e
approved until : (1) an applicant provides evidence o f
an assured long term water supply in terms of yiel d
and quality for all lots which are to be created
through subdivision. A recommendation on th e
water supply shall be made to the decision making
body by the County's health Officer and the General
Manager of the Water Resources Agency, or their
respective designees . (2) The applicant provides
proof that the water supply to serve the lots meets
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both the water quality and quantity standards as set
forth in Title 22 of the California Code of
Regulations, and Chapters 15 .04 and 15.08 of the
Monterey County Code subject to the review an d
recommendation by the County's Health Officer t o
the decision making body. The project has been shown
to have an adequate water supply - see discussion in (g)
above. The water wells proposed to serve the project
were tested and determined to not meet all applicabl e
water quality standards . Therefore, a mitigation measure
(MM 3 .6-2a) is included requiring that prior to recording
the Final Subdivision Map, Monterey County Health
Department, Environmental Health Division shal l
require that the project applicant contract with a
qualified engineer to design and install water system
improvements to meet the standards as found in Chapte r
15 .04 and 15 .08 of the Monterey County Code, Titles 1 7
and 22 of the California Code of Regulations, the
Residential Subdivision Water Supply Standards and
California Public Utility Commission Standards .

• Policy 26.1 .9 .1 - Development on ridgelines and
hilltops or development protruding above ridgeline s
shall be prohibited. The approximate locations of
homesites have been sited to comply with this ridgeline
policy.

• Policy 26.1 .20 .1 - Lighting of outdoor areas shall b e
minimized and carefully controlled to preserve the
quality of darkness . Street lighting shall be a s
unobtrusive as practicable and shall be consistent i n
intensity throughout the Toro Area . The proposed
project will introduce new light sources including, but
not limited to, street lighting, and interior and exterior
lighting of the proposed residential uses . Stationary
light sources have the potential to adversely affec t
adjacent properties through a "spillover" effect . New
light sources would result in a greater overall level of
light at night adjacent to the project site, thus reducing

_night	 sky visibility, affecting the general character of the
area. The EIR includes the following mitigation
measure to ensure lighting impacts are minimized (M M
3 .1-4): Prior to issuance of building permits, Monterey
County Planning Department shall require that the
project applicant prepare and submit a detailed lightin g
plan that indicates the location and type of lighting tha t
will be used at the project site . The lighting plan shall
be consistent with Section 18 .28 of Monterey County
Code, to minimize glare and light spill . All external
lighting shall be indicated on project improvement plans,
subject to review and approval by the County of
Monterey .

• Policy 39 .1 .1 .3 - The County shall require significant
financial contributions from each new subdivision in
the Toro Planning Area in order to expedite fundin g
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and construction of Highway 68 . The project will b e
required to contribute to the TAMC Regional
Development Impact Fee program in accordance with
the associated fee schedule for the program in order t o
provide its fair share of funding toward the "State Rout e
68 Commuter Improvements" project included withi n
the RDIF program .

h . Water Conservation Regulations . Monterey County Cod e
Section 18.50 was added by Ordinance 3932 and requires wate r
conservation practices in several parts of Monterey County ,
including the Toro area. Mandatory measures under this
ordinance include use of low-flow plumbing fixtures (als o
required by state and federal law) and low water usage
landscaping . A landscaping plan that utilizes low water usag e
plantings, irrigation times and low water output irrigation
equipment is required .
The project was referred to the Toro Land Use Advisory
Committee (LUAC) for review . The Toro Land Use Advisory
Committee (LUAC) reviewed this project at its July 14, and Jul y
28, 2003 meetings (Exhibit I, LUAC minutes .) The LUAC
conducted a site visit July 28, 2003 and voted on two motions .
One motion to approve failed 2-2, and the second motion to
deny also failed 2-2 .

j. On October 28, 2004 the Standard Subdivision Committee hel d
a duly-noticed public hearing to consider the analysis of project
consistency . The Standard Subdivision Committe e
recommended 3-0 with 3 abstentions that the Plannin g
Commission approve the project subject to findings an d
conditions .

k. Harper Canyon (Encina Hills) Subdivision Draft EIR prepare d
by PMC dated October, 2008, Harper Canyon (Encina Hills )
Subdivision Recirculated Draft EIR prepared by PMC date d
December 2009 and Harper Canyon (Encina Hills) Subdivisio n
Final EIR prepared by PMC dated April 2010 .

1 . The application, project plans, and related support material s
submitted by the project applicant to the Monterey Count y
Resource Management Agency - Planning Depal lucent for th e
proposed	 development found in Project File PLN000696 .

2 .

	

FINDING :

	

SITE SUITABILITY - The site is physically suitable for the use proposed .
EVIDENCE : a) The project has been reviewed for site suitability by the followin g

departments and agencies : RMA - Planning Department, Salinas Rural
Fire Protection District, Parks Depai lucent, RMA-Public Works ,
Environmental Health Division, Water Resources Agency and
Redevelopment and Housing Office . There has been no indication fro m
these departments/agencies that the site is not suitable for the propose d
development . Conditions recommended have been incorporated .

b) Technical reports by outside consultants indicated that there are no
physical or environmental constraints that would indicate that the site is
not suitable for the use proposed. County staff concurs . The following
reports have been prepared :
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- Archeological Consulting . Preliminary Cultural Resource s
Reconnaissance of Portions of APN 416-211-21 and 415-011-01 ,
San Benancio, Monterey County, California. March 22, 1993 .

- D&M Consulting Engineers, Inc ./Terratech . Geological an d
Geotechnical Feasibility Study . August 6, 2001 .

- Higgins Associates. Harper Canyon/Encina Hills Subdivision
Traffic Impact Analysis . Higgins Associates . May 28, 2008 .
Monterey, County of. Health Department, Environmental Health
Division (MCHD) . Project Specific Hydrogeological Report -
Harper Canyon Realty, LLC Subdivision prepared by Tod d
Engineers . September 2002 . Updated July 2003.
Pacific Municipal Consultants . Archaeological and Historical
Resources Investigations for the Harper Canyon Project . May 200 6

- Staub Forestry and Environmental Consulting. Addendum to Forest
Management Plan dated June 2001 for Monterey County APN s
416-611-01 and 416-611-03 - Encina Hills . April 28, 2008 .
Staub Forestry and Environmental Consulting. Forest Management
Plan. June 2001 .
Zander Associates . Biological Resources Assessment . July 13 ,
2001 .
Zander Associates . Biological Resources Assessment . November
11, 2005 .

- Zander Associates . Results of Follow-Up Survey. October 3, 2001 .

c) The project planners conducted site inspections on numerous occasion s
to verify that the project on the subject parcels conforms to the plan s
listed above .

d) The application, project plans, and related support materials submitted
by the project applicant to the Monterey County Resource Management
Agency - Planning Department for the proposed development found i n
Project File PLN000696 .

3 .

	

FINDING :

	

HEALTH AND SAFETY - The establishment, maintenance, or operation of
the project applied for will not under the circumstances of this particular case be
detrimental to the health, safety, peace, morals, comfort, and general welfare o f
persons residing or working in the neighborhood of such proposed use, or be
detrimental or injurious to property and improvements in the neighborhood or to

	

.
the general welfare of the County .

EVIDENCE : a) The project has been reviewed for site suitability by the followin g
departments and agencies : RMA - Planning Department, Salinas Rural
Fire Protection District, Parks Depai tment, RMA-Public Works ,
Environmental Health Division, Water Resources Agency and Housin g
& Redevelopment Agency . There has been no indication from these
departments/agencies that the site is not suitable for the propose d
development . Conditions recommended have been incorporated .

b) Technical reports by outside consultants indicated that there are n o
physical or environmental constraints that would indicate that the site i s
not suitable for the use proposed . County staff concurs (see list under
Finding #2 above) .

c) The project planners conducted site inspections on numerous occasion s
to verify that the project on the subject parcels conforms to the plan s
listed above .
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d) The application, project plans, and related support materials submitte d
by the project applicant to the Monterey County Resource Management
Agency - Planning Department for the proposed development found i n
Project File PLN000696 .

4. FINDING : NO VIOLATIONS - The subject property is in compliance with all rules and
regulations pertaining to zoning uses, subdivision, and any other applicabl e
provisions of the County's zoning ordinance . No violations exist on th e
property. Zoning violation abatement costs, if any, have been paid .

EVIDENCE : Staff reviewed Monterey County RMA - Planning Department and Buildin g
Services Department records and is not aware of any violations existing o n
subject property.

5. FINDING: CEQA (EIR) - The County of Monterey has completed the Fina l
Environmental Impact Report (Final EIR) in compliance with CEQA, and the
Final EIR reflects the County of Monterey's independent judgment and analysis .
The Final EIR has been presented to the Planning Commission and the Plannin g
Commission reviewed and considered the information contained in the Fina l
EIR prior to approving the project.

EVIDENCE : a) The California Environmental Quality Act (CEQA) requires preparatio n
of an environmental impact report if there is substantial evidence in light
of the whole record that the project may have a significant effect on th e
environment .

b) In accordance with the requirements of the California Environmental
Quality Act (CEQA), a Draft EIR (SCH2003071157) was prepared t o
assess the potential adverse environmental impacts from the project an d
was circulated starting on October 12, 2008 . The public review period.
ended on December 21, 2008 . Issues analyzed in the Draft EIR include :
land use, transportation and circulation, air quality, noise, hydrology an d
water quality, water supply, aesthetics, light and glare, cultura l
resources, geology, public services and utilities and wastewater disposal .

c) A Recirculated Draft EIR (RDEIR) was prepared to address new
significant information that resulted in revisions to the Traffic an d
Circulation analysis prepared for the project . The comment period for
this RDEIR was from December 16, 2009 to February 1, 2010 . Issue s
analyzed in the RDEIR include applicability of the TAMC Regiona l
DevelopmentImpact	 Fee to the project and related mitigation measures .

d) The DEIR and RDEIR contain extensive analysis of the propose d
development, with and without mitigations, compared to alternatives,
including a No Project/No Build Alternative, a Modified Subdivisio n
Design `A' Alternative, and a Modified Subdivision Design B'
Alternative .

e) The Response to Comments dated April 2010 was prepared by PMC an d
responds to all significant environmental points raised by persons and
organizations that commented on the DEIR and RDEIR . The County
has considered the comments received during the public review perio d
for the DEIR, RDEIR and in the Responses to Comments, and provide d
responses to the comments received . Together, the DEW, RDEIR an d
Responses to Comments constitute the Final EIR of the project .

f)

	

All project changes required to avoid significant effects on the
environment have been incorporated into the project and/or are mad e
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conditions of approval . A Condition Compliance and Mitigatio n
Monitoring and/or Reporting Plan has been prepared in accordance wit h
Monterey County regulations and is designed to ensure compliance
during project implementation and is hereby incorporated herein by
reference as Exhibit C, Attachment 1 . The applicant must enter into an
"Agreement to Implement a Mitigation Monitoring and/or Reporting
Plan as a condition of project approval (Condition 6) .

g) Evidence that has been received and considered includes : the
application, technical studies/reports (see Finding 2/Site Suitability) ,
staff reports. that reflect the County's independent judgment, and
information and testimony presented during public hearings (a s
applicable); Harper Canyon (Encina Hills) Subdivision Draft EIR
prepared by PMC dated October, 2008, Harper Canyon (Encina Hills )
Subdivision Recirculated Draft EIR prepared by PMC dated Decembe r
2009 and Harper Canyon (Encina Hills) Subdivision Final EIR prepare d
by PMC dated April 2010 . These documents are on file in the RMA-
Planning Depal Intent (PLN000696) and are hereby incorporated herei n
by reference .

h) All of the documents that comprise the Final EIR have been provided t o
the Monterey County Planning Commission in advance of the Plannin g
Commission hearing on June 30, 2010 . The Planning Commissio n
reviewed and considered the information in the Final EIR prior to
approving the project and makes the findings as set forth herei n
concerning each of the potentially significant effects of the project .

i) The Monterey County Resource Management Agency - Plannin g
Depai Lment, located at 168 W . Alisal Street, 2nd Floor, Salinas, CA ,
93901, is the custodian of documents and other materials that constitut e
the record of proceedings upon which the decision to adopt th e
Environmental Impact Report is based.

6. FINDING: IMPACTS TO GEOLOGY AND SOILS WILL BE MITIGATED TO LESS
THAN SIGNIFICANT. Mitigation Measures MM 3 .5-1 through MM 3 .5-6
will reduce impacts to geology and soils to a less than significant level and ar e
required as conditions of approval .

EVIDENCE : a) Mitigation Measure MM 3 .5-1 . Prior to issuance of building permit, th e
Monterey County Building Services Department shall require that th e
project applicant consult with a qualifiedengineertoprepare design
level geotechnical reports in accordance with the current edition of th e
California Building Code and the recommendations contained within th e
Geologic and Geotechnical Feasibility Study prepared by D&M
Consulting Engineers in August 2001 . Said reports shall be submitted .
for plan check with any improvement plans including earthwork, wate r
tank construction/installation, or foundation construction . The
Geological and Geotechnical Feasibility Study provides specific
recommendations regarding site preparation and construction of
foundations, retaining walls, utilities, sidewalks, roadways, subsurfac e
drainage, and landscaping features based on the lot characteristics an d
proximity to the fault at the project site . In addition, Geological and
Geotechnical Feasibility Study provides specific recommendations
regarding slope stability and energy dissipation measures, the
recommended location of homesites on Lots #8, #9,#11, and Lots #1 3
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through #16, and reconstruction of the steep slope near Lots #8 and #9 .
All slope stability and energy dissipation measures shall be incorporate d
into the site grading plans and constructed concurrent with gradin g
activities . During the course of construction, the project applicant shall
contract with a qualified engineering geologist to be on site during al l
grading operations to make onsite remediation and recommendations as
needed, and perform required tests, observations, and consultation a s
specified in the Geological and Geotechnical Feasibility Study . Prior to
fmal inspection, the project applicant shall provide certification from a
qualified professional engineer that all development has been
constructed in accordance with all applicable geologic and geotechnica l
reports .

b) Mitigation Measure MM 3 .5-2a. Prior to issuance of building permits ,
the Monterey County Planning Department shall require that the project
applicant design the building envelopes to minimize slope failure on Lot
#17 by restricting development of structures on the north facing slope of
Lot #17, due to the steep terrain . The homesite and driveway for Lot
#17 shall be placed on the south side of the ridge similar to the driveway
and building envelope design shown in Figure 3.5-4, Potential Driveway
and Building Envelope for Lot #17, of the DEIR and subject to revie w
and approval by the recommending engineering geologist and the
County of Monterey.

c) Mitigation Measure MM 3 .5-2b . Prior to final subdivision map
approval, the Monterey County Planning Department shall require tha t
the project applicant update the Subdivision Map to reflect the revise d
and approved driveway and building envelope deign for Lot #17 .

d) Mitigation Measure MM 3 .5-3 . Prior to issuance of grading and
building permits, the project applicant shall contract with a registere d
engineer to design a subsurface drainage system for review and approva l
by Monterey County Resource Management Agency - Director o f
Planning and the Director of Public Works where perched groundwate r
exists on the project site, including but not limited to Lots #2, #8, #9 ,
#10, #11 and Lots #13 through #16. Subsurface drainage system shal l
be designed and installed in accordance with the recommendation s
provided in the Geological and Geotechnical Feasibility Study prepared
by D&M Consulting Engineers in August 2001 . These improvement s
shall be included in the final improvement plans for the proposed projec t
and installed concurrent with site preparation and grading activities
associated with future residential development . Prior to fmal inspection
of grading permits for subdivision improvements, the project applican t
shall submit certification prepared by a registered engineer verifying tha t
the improvements were installed according to the findings and
recommendations in the Geological and Geotechnical Feasibility Study.

e) Mitigation Measure MM 3 .5-4 . Prior to issuance of grading permit,
Monterey County Public Works Department, Planning Department an d
Water Resources Agency shall require that the project applicant contrac t
with a registered engineer to prepare an erosion control plan and a Storm
Water Pollution Prevention Plan (SWPPP) that documents best
management practices (filters, traps, bio-filtration swales, etc.) to ensure
that urban runoff contaminants and sediments are minimized during sit e
preparation, construction, and post construction periods . The erosion
control plan and SWPPP shall incorporate best management practices
consistent with the requirements of the National Pollution Discharg e

2 0



Prevention System and Monterey County Ordinance 16.12.80, Land
Clearing. The erosion and sediment control plan shall specify which
erosion control measures necessary to control runoff shall be in plac e
during the rainy season (November 1 through April 15) and whic h
measures shall be in place year round . The SWPPP shall be consistent
with the Central Coast Water Quality Control Board standards .

7. FINDING: IMPACTS TO BIOLOGICAL RESOURCES WILL BE MITIGATED TO
LESS THAN SIGNIFICANT. Mitigation Measures MM 3 .3-la through MM
3 .3-6 will reduce impacts to biological resources to a less than significant leve l
and are required as conditions of approval .

EVIDENCE : a) Mitigation Measure MM 3 .3-la . Prior to issuance of building or gradin g
permits, whichever occurs first, for subdivision improvements, the
project applicant shall submit for review and approval a pre-constructio n
survey report . The pre-construction survey shall be prepared in
consultation with a qualified biologist to summarize additional pre-
construction focused plant surveys to be conducted in April and July t o
confirm the presence or absence of special status plants during th e
blooming period to reduce the potential loss of these species. These
species are listed in Table 3.3-3, Additional Pre-Constructio n
Focused Plant Surveys of the DEIR. If no individuals are observed, n o
further action is required . If individuals are found a report shall be
prepared detailing the species potentially affected by the propose d
project and the appropriate mitigation measures to reduce the loss o f
individuals, including siting development to minimize disturbance o r
removal of special status plant species . Informal consultation with
CDFG/USFWS may be required . If Monterey spineflowers are found ,
informal consultation with USFWS shall be required. Mitigation may
include but not be limited to avoidance of populations, restoration ,
maintenance, and enhancement and obtaining an Incidental Take Permi t
from the USFWS and notification with the CDFG .

b)

	

Mitigation Measure MM 3 .3-lb . Damage to Monterey Manzanita
(Arctostaphylos montereyensis) shall be avoided or replaced during
construction . If the approximate locations of the home sites change
within Lots #2 and #13, the project applicant shall hire a qualifie d
biologist to cultivate stock of Monterey Manzanita plants from existing
plants located within these lots . The individual Monterey Manzanit a
plants	 removed from within Lots #2 and #13 shall bereplaced	 at a 3:1
ratio within undeveloped areas of Lots #2 and #13 using stock collecte d
by qualified biologist .

c) Mitigation Measure MM 3 .3-2a. Prior to issuance of building permit ,
Monterey County Planning Department shall require that the projec t
applicant submit for review and approval a comprehensive landscap e
plan prepared in consultation with a qualified botanist . The plant list
shall exclude any invasive and non-native plants and emphasize the us e
of native species requiring minimal irrigation, herbicides, pesticides, o r
fertilizers and are drought-tolerant native species from local sources .
Drought-tolerant non-native species may be used if they are known to b e
non-invasive .

d) Mitigation Measure MM 3 .3-2b . Prior to final inspection of grading
permit for subdivision improvements, Monterey County Plannin g
Department shall require that the project applicant control th e
introduction of non-native, invasive plants through rapid re-vegetation o f
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denuded areas with plants and seed harvested from areas proposed fo r
development or other appropriate seed mixes . The seed mix selected
shall contain native species of local genetic stock. If non-native species
are within the mix, the species must be known not to be invasive o r
persistent . The seed mix shall contain species known to compete well
against non-native, invasive species . In areas of re-vegetation, non-
landscaped disruption and adjacent to landscaping, the project applicant
shall have a botanist or resource ecologist annually monitor for non-
native species and invasive plant species, especially French broom, for a
period of three years and provide an annual written status report t o
Monterey County Planning Department .

e) Mitigation Measure MM 3 .3-2c . Monterey County Planning
Department shall require that the project applicant consult with a
qualified botanist to develop CC&Rs that describes the native flora an d
fauna and provides guidelines for homeowners to follow which limit
disturbance of native habitat . Said CC&Rs shall be recorded with the
final map for each parcel created by the Final Subdivision Map .

f) Mitigation Measure MM 3 .3-2d . Prior to issuance of building or
grading permits, whichever comes first, the Monterey County Planning
Department shall require that the project applicant to design the
proposed development on the project site so that homesites, landscape d
areas and outbuildings are located a minimum of 75 feet to 100 fee t
from the active drainage channels to avoid filling or disturbing natura l
drainage courses . In the event that disturbances cannot be avoide d
(culverts, storm drain outfalls, etc.), the necessary permits from the
California Department of Fish and Game (CDFG) through section 160 0
of the Fish and Game Code and/or the U .S. Army Corps of Engineers
(USACE) through Section 404 of the Clean Water Act may be required .
Necessary permits and/or authorizations should be obtained fro m
appropriate regulatory agencies prior to any activity that might encroac h
on drainage channels .

g) Mitigation Measure MM 3 .3-3a . Prior to the issuance of grading and/or
building permits, whichever comes first, the project applicant shall
submit for review and approval a Final Forest Management Plan ,
prepared by a qualified forest manager, that minimizes the removal o f
coast live oak (Quercas agrifolia) trees in accordance with the
recommendations in Section 21083 .4 of the CEQA Guidelines and the
Forest Management Planthat was prepared for the proposed project by
Staub Forestry and Environmental Consulting in June 2001 . A
professional forest manager shall identify where trees can be retaine d
and establish conservation easements, trees that need pruning, areas tha t
require keyed fills, etc . All recommended pruning shall be performed b y
a qualified arborist or other tree professional and occur prior t o
commencement of grading. The Final Forest Management Plan shall be
subject to review and approval by the Monterey County Plannin g
Department prior to issuance of grading permits .

h) Mitigation Measure MM 3 .3-3b . Prior to the issuance of grading and/or
building permits, whichever occurs first, the project applicant shal l
submit a Final Forest Management Plan for review and approval by
Monterey County Planning Department as required in mitigation
measure MM 3 .3-3a . The Final Forest Management Plan shall include a
monitoring plan that accurately identifies the number and acreage of oa k
trees five inches in diameter at breast height to be removed durin g
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construction and the replacement of these oak trees on a 3 :1 basis as a
means of promoting 1 :1 tree replacement in compliance with Section
21 .64.260 of the Monterey County Zoning Ordinance and Section
21083.4 of the CEQA Guidelines. Tree replacement on residential lot s
shall occur as space permits and may not exceed more than one tree per
10 foot by 10 foot block of available space . If a specific lot does not
allow for replanting of trees, the project applicant shall have a qualifie d
forester identify an alternate location for replanting on the project site .
Tree replacement for infrastructure tree removals shall be placed within
any scenic easements and/or portion of the "Remainder Parcel" tha t
would be dedicated to the Monterey County Parks District as a n
extension of the adjacent Toro Park. All trees shall be replaced with
coast live oak (Quercas agrifolia) trees obtained from onsite sources or
should be grown from local native seed stock in sizes not greater than
five gallons, with one gallon or smaller being preferred to increas e
chances of successful adaptation to the project conditions . Replacement
trees shall be monitored and maintained for a minimum of seven year s
after planting . A monitoring plan shall be prepared by a qualifie d
professional forester, arborist, or horticulturalist, and shall be subject t o
review and approval by the County of Monterey Planning Depait~~ient .
In addition, the owner/applicant shall contribute funds to the Oa k
Woodlands Conservation Fund, as established under subdivision (a) of
Section 1363 of the Fish and Game Code, for the purpose of purchasing
oak woodlands conservation easements, as specified under paragraph (1 )
of subdivision (d) of that section and the guidelines and criteria of the
Wildlife Conservation Board . The owner/applicant shall not receive a
grant from the Oak Woodlands Conservation Fund as part of th e
mitigation for the project. The amount of the contribution to the Oak
Woodlands Conservation Fund shall be determined according to th e
procedures set forth in the Oak Woodland Impact Decision Matrix-200 8
prepared by the UC Integrated Hardwood Range Management Program .

i) Mitigation Measure MM 3 .3-3c . The applicant shall prepare for review
and approval Covenants, Conditions, and Restrictions (CC&Rs) i n
consultation with a qualified professional forester, that shall include oa k
tree protection measures as outlined in the Forest Management Plan
(Staub Forestry and Environmental Consulting 2001) on individual lots
as part of future home construction to minimize the damage to oak tree s
and ensure successful replanting . These measures shall include, but not
be limited to the following :
• Around each group of trees to be preserved within a constructio n

area, a boundary of snow netting of high visibility plastic fencin g
supported by wood or metal stakes shall be placed along th e
approximate dripline of such protected trees to define th e
construction project boundary ;

• No storage of equipment or construction materials, or parking o f
vehicles shall be permitted within the tree rooting zone defined b y
the fencing of the construction boundary defined above ;

•

	

No soil may be removed from within the dripline of any tree and no fil l
that exceeds two inches shall be placed at the base of any tree ,
unless it is part of approved construction and is reviewed by a
qualified forester, certified arborist, or other tree professional ;

• Roots, exposed by excavation during construction shall be prune d
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promptly to promote callusing, closure, and regrowth ; and
• All tree work shall be monitored by a qualified forester, certifie d

arborist, or tree professional and work completed by qualified tree
service personnel .

• Said CC&Rs shall be recorded with the final map, for each parce l
created by the final map .

j) Mitigation Measure MM 3 .3-4 . Prior to issuance of building or grading
permits, whichever occurs first, for subdivision improvements and th e
construction of residences on the project site the project applicant shal l
prepare, in consultation with a qualified biologist, a pre-constructio n
survey for special-status bat species within the project site to comply
with the California Fish and Game (CDFG) Code relative to specia l
status bat maternity roosts . Prior to tree removal in the coast live oak
woodland, a qualified biologist shall survey the trees to evaluate thei r
potential use by special-status bat species . If special-status bat species
are determined to be using these trees, or trees in the immediate vicinity ,
the biologist shall provide recommendations to avoid harming individua l
bats or disturbance of active roosts . If the biologist recommends activ e
removal of bats, a Memorandum of Understanding (MOU) with th e
CDFG shall be obtained . Alternate habitat may need to be provided i f
bats are to be excluded from maternity roosts . A roost with comparabl e
spatial and thermal characteristics should be constructed as directed by a
qualified biologist . In the event that adult bats need to be handled and
relocated, a qualified biologist shall prepare and implement a relocation
plan subject to approval by CDFG that includes relocating all bats found
on-site to an alternate suitable habitat . A Mitigation and Monitoring
Plan that documents mitigation for loss of bat roosting habitat should b e
prepared by a qualified biologist and approved by CDFG prior to tre e
removal .

k) Mitigation Measure MM 3 .3-5 . No more than 30 days prior to grading
or construction in oak woodland habitat, the project applicant shal l
contract with a qualified biologist to complete a pre-construction surve y
for the Monterey dusky-footed woodrat for review and approval by th e
Monterey County Resource Management Agency - Director o f
Planning. If individuals of these species are observed, a salvage and
relocation program shall be prepared in coordination with CDFG t o
prevent death or injury to individuals of these species during grading o r
construction-operations -The-salvage-program-shal-l-include-measures-t o
remove individuals from the project site prior to and during project
grading and construction, and to relocate them to a suitable locatio n
within the project site .

1) Mitigation Measure MM 3 .3-6 . Surveys shall be conducted no mor e
than 30 days prior to ground disturbance during the nesting seasons fo r
local avian species (typically February 1 st through August 31 St) . The
Monterey County Planning Depatttuent shall require that the project
applicant retain a qualified biologist to conduct a focused survey for
active nests of raptors and migratory birds within and in the vicinity o f
the construction area. If active nests are located during preconstructio n
surveys, USFWS and/or CDFG (as appropriate) shall be notified
regarding the status of the nests and agency recommendations regarding
nest avoidance measures implemented . Furthermore, constructio n
activities shall be restricted as necessary to avoid disturbance of the nest
until it is abandoned or the biologist deems disturbance potential to b e
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minimal . Restrictions may include establishment of exclusion zones (n o
ingress of personnel or equipment at a minimum radius of 100-fee t
around the nest) or alteration of the construction schedule . No action is
necessary if construction will occur during the non-breeding seaso n
(between August 1st and November 1st) .

8 . FINDING: IMPACTS TO CULTURAL RESOURCES WILL BE MITIGATED TO
LESS THAN SIGNIFICANT. Mitigation Measure MM 3 .4-1 will reduc e
impacts to cultural resources to a less than significant level and is required as a
condition of approval .

EVIDENCE : a) Mitigation Measure MM 3 .4-1 . If archaeological resources or human
remains are discovered during grading or construction, the followin g
steps shall be taken immediately upon discovery :
There shall be no further excavation or disturbance of the project site o r
any nearby area reasonably suspected to overlie adjacent human remain s
until :
• The coroner of the county in which the remains are discovered is

contacted to determine that no investigation of the cause o f
death is required, and

• If the coroner determines the remains to be Native American :
- The coroner shall contact the Native American Heritag e

Commission and the RMA - Planning Departmen t
within 24 hours .
The Native American Heritage Commission shal l
identify the person or persons from a recognized loca l
tribe of the Esselen, Salinian, Costonoans/Ohlone an d
Chumash tribal groups, as appropriate, to be the mos t
likely descendent.
The most likely descendent may make recommendation s
to the landowner or the person responsible for the
excavation work, for means of treating or disposing of,
with appropriate dignity, the human remains and any
associated grave goods as provided in Public Resources
Code Section 5097 .9 and 5097 .993, or

- Where the following conditions occur, the landowner o r
his authorized representatives shall rebury the Native

	

American human remains and associated grave goods
with appropriate dignity on the property in a location not
subject to further subsurface disturbance :

The Native American Heritage Commission i s
unable to identify a most likely descendent or the
most likely descendent failed to make a
recommendation with 24 hours after being notifie d
by the commission .
The descendent identified fails to make a
recommendation; or
The landowner or his authorized representativ e
rejects the recommendation of the descendent, an d
the mediation by the Native American Heritag e
Commission fails to provide measure acceptable to
the landowner.
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9 . FINDING : CERTAIN IMPACTS TO TRANSPORTATION AND CIRCULATION
WILL BE MITIGATED TO LESS THAN SIGNIFICANT. Mitigation
Measures MM 3 .10-1 through 3 .10-6 will reduce CERTAIN impacts t o
transportation and circulation to a less than significant level and are required a s
conditions of approval. The addition of up to 17 vehicle trips to SR 68 during
the weekday A .M. and P .M. peak traffic hours, however, will result in the
further degradation of the operation of roadway segments and intersections
along the SR 68 that currently operate below a the acceptable level of service C
(see Statement of Overriding Consideration) . This is considered to be a
significant and unavoidable impact . All other transportation and circulatio n
impacts will be mitigated to a less than significant level .

EVIDENCE : a) Mitigation Measure MM 3 .10-1 . Prior to issuance of building permits ,
the project applicant shall comply with one of the following actions to
improve operations at intersections and roadway segments along Stat e
Route 68 :
1) Upon issuance of each building permit for propose d

development on the project site, each applicant shall contribut e
their proportionate fair share, as calculated by the County ,
towards the "State Route 68 Commuter Improvements" throug h
payment of the TAMC Regional Development Impact Fe e
(RDIF) in effect at that time, as required under mitigatio n
measure MM 3 .10-6 . The TAMC RDIF payment will be
earmarked for completion of the Caltrans Project Study Report
(PSR) for the 2.3-mile "State Route 68 Commute r
Improvements" project identified within the TAMC RDIF or ;

2) Prior to the issuance of the first building permit for propose d
development on the project site, the applicant shall pay th e
entire fair share for all 17 single family residential units toward s
the "State Route 68 Commuter Improvements" through payment
of the TAMC RDIF, as required under mitigation measure MM
3.10-6 or;

3) The project applicant shall fund, initiate and complete a Caltrans
Project Study Report (PSR) process for the 2 .3-mile "Stat e
Route 68 Commuter Improvements" project identified within th e
TAMC RDIF . The PSR process will identify the total roadway
improvement costs, as well as each project applicant's
proportionate-fair shareofthosecosts . Ifthe-cost-ofthe-PSR-for -
the "State Route 68 Commuter Improvements" exceeds th e
project's proportionate fair share of the TAMC RDIF obligation ,
the applicant shall be reimbursed the amount in excess of thei r
proportionate fair share . Monterey County will enter into a
reimbursement agreement with the project applicant to . refund
the costs in excess of their proportionate fair share of the TAMC
RDIF as additional fees are collected from other applicants and
sources .

b) Mitigation Measure MM 3 .10-3 . Prior to approval of final improvement
plans, the project applicant shall contract with a registered engineer t o
design roadway improvements to widen and resurface Meyer Road per
the County of Monterey standards for a cul-de-sac private road (e .g . 18-
foot wide roadbed) . The roadway improvement plans shall be subject t o
review and approval by the County of Monterey and shall be constructed

2 6



prior to occupancy of any of the residential units at the project site .

c) Mitigation Measure MM 3 .10-4a . Prior to approval of final
improvement plans, the Monterey County Public Works Department
shall require that the project applicant contract with a registere d
engineer to prepare a sight distance improvement plan at the Meye r
Road/San Benancio Road intersection . The improvement plan shal l
include but not be limited to the following : trimming the vegetation and
grading the embankment in the vicinity of the intersection and installin g
right turn tapers into and out of Meyer Road . The design of al l
intersection improvements shall be subject to review and approval by th e
County of Monterey Public Works Department . All improvements shal l
be completed prior to occupancy of any residential units .

Mitigation Measure MM 3 .10-4b . Prior to approval of final
improvement plans, the Monterey County Public Works Department
shall require that the project applicant shall design and construct a
southbound San Benancio Road left-turn lane at the Meyer Road/Sa n
Benancio Road intersection in accordance with the Monterey County
Public Works Deportment standards and guidelines .

e) Mitigation Measure MM 3 .10-4b . The Monterey County Resourc e
Management Agency shall require the project applicant to pay any
traffic impact fees in effect at the time of building permit applications
for future development on the project site . Such fees include, but are not
limited to, the TAMC Regional Development Impact Fee (RDIF) .
Payment of the TAMC RDIF may be done so under the options listed i n
mitigation measure MM 3 .10-1 . The funds contributed toward the "Stat e
Route 68 Commuter Improvements" project as required under mitigatio n
measure MM 3.10-1 shall be credited towards their total proportionate
fair share of the TAMC RDIF, as they will be contributing their fai r
share towards regional improvements identified within the TAM C
Regional Improvement Nexus Study Update . If implementation of
mitigation measure MM 3 .10-1 requires the project applicant(s) t o
contribute towards the "State Route 68 Commuter Improvements" in an
amount greater than their fair share identified in the PSR and/or their
total fair share of the TAMC RDIF, the project applicant shall b e
reimbursed as additional funds are collected by other applicants or
sources . Payment of the RDIF is considered appropriate and sufficien t
mitigation for cumulative traffic impacts .

10 . FINDING: IMPACTS TO AIR QUALITY WILL BE MITIGATED TO LESS THAN
SIGNIFICANT . Mitigation Measures MM 3 .10-1 through 3 .10-6 will reduce
impacts to air quality to a less than significant level and are required as
conditions of approval .

EVIDENCE: a) Mitigation Measure MM 3 .2-1 . During construction activities, Monterey
County Planning Department shall require that the project applican t
implement best available control measures (BACM) to reduce airborn e
particulate matter, as recommended by the MBUAPCD and in
accordance with Policy 20 .2 .5 of the Monterey County General Plan .
BACM typically recommended by the MBUAPCD include, but are no t
limited to, the following:
• Water all active construction areas at least twice daily . Frequency

should be based on the type of operation, soil and wind exposure ;

• Prohibit all grading activities during periods of high wind (over 1 5
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mph) ;
• Apply chemical soil stabilizers on inactive construction area s

(disturbed lands within construction projects that are unused for a t
least four consecutive days);

• Apply non-toxic binders (e .g ., latex acrylic copolymer) to exposed
areas after cut and fill operations and hydroseed areas ;

• Cover all trucks hauling soil, sand, and other loose materials an d
require all trucks to maintain at least 2 feet of freeboard ;

• Plant vegetation ground cover in disturbed areas as quickly a s
possible ;

• Sweep daily, with water sweepers, all paved access roads, parkin g
areas and staging areas at construction sites ;

• Sweep streets daily, with water sweepers, if visible soil material s
are carried onto adjacent public streets;

• Plant tree windbreaks on the windward perimeter of construction
project if adjacent to open land ;

• Cover inactive storage piles ;
• Install wheel washers at the entrance to construction sites for al l

existing trucks ;
• Pave all roads on construction sites ;
• Post a publicly visible sign which specifies the telephone numbe r

and person to contact regarding dust complaints ; and
• Limit areas of active disturbance to no more than 2 .2 acres per day

for initial site preparation activities that involve extensive earth-
moving activities (grubbing, excavation, rough grading), or 8 . 1
acres per day for activities that involve minimal earth moving (e .g . ,
finish grading) .

Mitigation Measure MM 3 .2-2 . During construction activities, Monterey
County Planning Department shall require that the project applicant
implement best available control measures (BACM) to reduce toxic air
contaminants, as recommended by the MBUAPCD and in accordanc e
with Policy 20 .2.5 of the Monterey County General Plan . BACM
typically recommended by the MBUAPCD include, but are not limite d
to, the following :
• Limit the hours of operation and quantity of heavy duty equipment

in use at one time ;
• Use gasoline-powered equipment in lieu of diesel powere d

equipment as much as possible ;
• Use PuriNOx emulsified diesel fuel in existing engines ;
• Modify engine with ARB verified retrofit ;
• Repower heavy equipment with current standard diesel technology

or CNG/LNG technology;
• Limit the area under construction at any one time . Water all active

construction areas at least twice daily ;
• Prohibit grading activities when winds exceed 15 miles per hour ;
• Apply chemical soil stabilizer on inactive construction areas that

are unused for at least four consecutive days ;
• Apply non-toxic binders to exposed areas after cut and fil l

operations and hydroseed area ;
• Haul tracks shall maintain at least 2'0" of freeboard ;
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• Cover all trucks hauling dirt, sand, or loose materials ;
• Plant vegetative ground cover in disturbed areas as soon as

possible ;
• Cover inactive storage piles; and

• Post a publicly visible sign which specifies the telephone numbe r
and person to contact regarding dust complaints . This person shal l
respond to complaints and take corrective action within 48 hours .
The phone number of the Monterey Bay Unified Air Pollution
Control District shall also be visible to ensure compliance wit h
Rule 402 (Nuisance) .

11 . FINDING: IMPACTS TO HYDROGEOLGY AND WATER QUALITY WILL BE
MITIGATED TO LESS THAN SIGNIFICANT. Mitigation Measures MM
3 .7-2 through 3 .7-3 will reduce impacts to hydrogeology and water quality to a
less than significant level and are required as conditions of approval .

EVIDENCE : a) Mitigation Measure MM 3 .7-2 . Prior to recording the Final Subdivision
Map, Monterey County Planning Department and Monterey County
Water Resources Agency shall require that the project applicant contrac t
with a registered civil engineer to prepare a final drainage plan . The
drainage control plan shall include detention ponds to limit storm wate r
runoff generated by the development of impervious surfaces . The
detention ponds shall be designed to detain the difference between th e
100-year post-development runoff rate and the 10-year pre-developmen t
runoff rate in accordance with Section 16 .16 .040 .B .5 of the Monterey
County Code and Monterey County Water Resource Agency
(MCWRA) . All of the detention basins shall be fenced for public safety .
In addition, the drainage plan shall incorporate mitigation measures a s
recommended in the Geological and Geotechnical Feasibility Study
prepared by D&M Consulting Engineers including, but not limited to :
installing lined ditches above and below any engineered slopes, an d
above existing erosion gullies ; use of vegetative matting an d
hydroseeding on slopes ; installation of erosion-control landscaping ;
reduction of ponding water; grading of land that prevents surface water
flow over the tops of slopes ; construction of berms at the top of slopes ;
installation of concrete v-ditches; and control of irrigation on slopes .
The final drainage plan shall be submitted for review and approval by
the Public Works Department and Monterey County Water Resource s
Agency-prior-to-the-recording the-Final-Subdivision-Map .

b) Mitigation Measure MM 3 .7-3 . In order to prevent the potential
contamination of downstream waters from urban pollutants, Monterey
County Planning Department, Public Works Department and Water
Resources Agency shall require that the storm drainage system design ,
required under mitigation measure MM 3 .7-2, includes a Storm Water
Pollution Prevention Plan (SWPPP) and Low Impact Developmen t
(LID) design techniques . Such techniques include but is are not limite d
to the following components : grease/oil separators (where required by
Public Works) ; sediment separation ; vegetative filtering to open
drainage conveyances and retention basins ; and on-site percolation of as
much run-off as feasible, including diversion of roof gutters to Frenc h
drains or dispersion trenches, dispersion of road and driveway runoff t o
vegetative margins, or other LID design and pollution contro l
techniques . Said provisions shall be incorporated into the storm drain
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system plans submitted to the county prior to issuance of building o r
grading permits, whichever occurs first . A report shall be submitte d
prior to final inspection verifying that installation of the system occurre d
pursuant to said drainage system plan . In the event that the drainag e
system was not installed according to recommendations of plan ,
measures shall be recommended by a qualified drainage engineer o r
equal professional recommendations to ensure that the final installe d
system meets the recommendations of the approved drainage plan . Al l
plans shall meet current Public Works and Building Department
standards .

11. FINDING: IMPACTS TO AESTHETICS AND VISUAL RESOURCES WILL . BE
MITIGATED TO LESS THAN SIGNIFICANT. Mitigation Measures MM
3.1-1 through MM 3 .1-4 will reduce impacts to aesthetics and visual resource s
to a less than significant level and are required as conditions of approval .

EVIDENCE: a) Mitigation Measure MM 3.1-1 . Prior to recording the Final Subdivision
Map, the project applicant designate the knoll located along the easter n
boundary of Lot #1 as a "scenic easement ." The Final Subdivision Map
shall identify the areas within a "scenic easement" and note that n o
development shall occur within the areas designated as "sceni c
easement ."

b) Mitigation Measure MM 3 .1-2 . Prior to recording the Final Subdivisio n
Map, Monterey County Planning Department shall require that the
project applicant designate all land that exceeds slopes of 30 percent as
"scenic easements" in accordance with Policy 26 .1 .10 of the Monterey
County General Plan, except where roadway improvements have n o
other alternative . This includes land exceeding 30 percent slopes within
the 17 residential lots . The Final Subdivision Map shall identify the
areas within a "scenic easement" and note that no development shal l
occur within the areas designated as "scenic easement ."

c) Mitigation Measure MM 3 .1-2b . To further reduce the potential
visibility of residential development from common viewing areas ,
Toro Park, BLM public lands and State Route 68, prior t o
recording the Final Subdivision Map, the project applicant shal l
designate building envelopes on each proposed lot to define th e
building area. The building envelopes shall be selected t o
minimize grading, avoid vistas that have a direct line of site to
State Route 68 to the maximum extent feasible and preserve
existing screening vegetation. These shall be subject to review and
approval by the RMA-Planning Department .

d) Mitigation Measure 3 .1-2c . In order to preserve the visual character o f
the project site and surrounding area, the project applicant shall prepare
design standards that shall be recorded on the titles for all of the parcels .
These shall apply to all site development, architectural design and
landscape plans. These shall include the following elements :

Use of natural materials, simulated natural materials, texturin g
and/or coloring that will be used for all walkways, patios, and
buildings .

- Use of rolled curbs for areas where curbs may be required ;
- Substantial use of vegetative screening using a native drought

tolerant plant palette to obscure off-site view ;
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Re-planting with native grasses and vegetation of any roadway s
serving the subdivision and individual parcels ; and

- A planting plan shall be submitted to the RMA-Plannin g
Department for review and approval prior to the approval of
grading plans for creation of subdivision roadways . A planting
plan shall be submitted as part of the Design Review approval
process for each residential lot .

	

e)

	

MitigationMeasure	 MM 3 .1-4 . Prior to issuance of building permits o r
grading permits, whichever occurs first, for subdivision improvement s
and the construction of residences on lots proposed on the project site ,
Monterey County Planning Department shall require that the project
applicant prepare and submit for review and approval a detailed lightin g
plan that indicates the location, type, and wattage of all light fixtures to
be installed on the project site and include catalog sheets for each
fixture. The lighting plan shall comply with the requirements of th e
California Energy Code set forth in California Code of Regulations ,
Title 24, Part 6 . The lighting plan shall be consistent with Section 18 .28
ofMonterey County Code, to minimize glare and light spill . All external
lighting shall be indicated on project improvement plans, subject to
review and approval by the County of Monterey.

12. FINDING: IMPACTS TO GROUNDWATER RESOURCES AND HYDROLOGY
WILL BE MITIGATED TO LESS THAN SIGNIFICANT. Mitigation
Measures MM 3 .6-2a through MM 3 .6-2c will reduce impacts to groundwater
resources and hydrology to a less than significant level and are required a s
conditions of approval .

EVIDENCE: a) Mitigation Measure MM 3 .6-2a . Prior to recording the Final
Subdivision Map, Monterey County Health Department, Environmental
Health Division shall require that the project applicant contract with a
qualified engineer to design and install water system improvements t o
meet the standards as found in Chapter 15.04 and 15 .08 of the Monterey
County Code, Titles 17 and 22 of the California Code of Regulations ,
the Residential Subdivision Water Supply Standards and California
Public Utility Commission Standards . Water system improvement plan s
shall identify the water treatment facilities and how the water treatment
facilities will remove all constituents that exceed California Primary an d
Secondary MCLs (e .g . arsenic, coliform, TDS, iron, etc .) from drinkin g
water . These_plans_shalLbe_subject to_review b_y theMonter_e_y County
Health Depai talent, and Environmental Health Division, California-
American Water Company.

b) Mitigation Measure MM 3.6-2b . Prior to recording the Final
Subdivision Map, the project applicant shall provide written agreement
between the project applicant and the water purveyor requiring: a) the
project applicant to convey to the water purveyor the newly constructe d
well, complete with water distribution and treatment infrastructure an d
fire flow water supply; b) the water purveyor shall operate the system a s
a satellite or stand alone system providing domestic and fire flow wate r
supply to the subdivision in accordance with Title 22, California Code
of Regulations and California Public Utility Commission standards . The
total cost of water distribution infrastructure is to be born by the projec t
applicant and not the water purveyor or its customers . This satellite
water system is prohibited to be consolidated with any other water
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system pumping of water solely outside of Monterey County Wate r
Resources Agency Zone 2C .

c) Mitigation Measure MM 3 .6-2c . Within one month of completing th e
water system improvements, the Monterey County Health Department ,
Environmental Health Division shall require that the project applicant
transfer the operation and monitoring of the water system to California-
American Water Company . The water system operator shall monitor the
water pumping volume and water quality of the Oaks Well and Ne w
Well in accordance with Chapters 15 .04 and 15 .08 of the Monterey
County Municipal Code and Section 64480 of Title 22, California Code
of Regulations . The amount of water delivered to the Oaks Subdivisions
and Harper Canyon Subdivisions must be equal to the amount of wate r
pumped from the Oaks Well and New Well . The water system operator
shall have a qualified engineer prepare a water audit report, which shal l
be subject to review by the Monterey County Health Department,
Environmental Health Division and Monterey County Water Resource s
Agency. The water audit report shall provide the water pumping volum e
and water quality, if the actual water pumping volume exceeds th e
estimated 12 .75 AFY for the proposed project plus the 4.66 AFY for the
Oaks Subdivision, the Monterey County Health Depai talent ,
Environmental Health Division and Monterey County Water Resource s
Agency shall be notified immediately in writing. At that time, an
evaluation of the water system may be required to determine if there is a
maintenance issue or if further conservation restrictions are required .

13 . FINDING: IMPACTS TO PUBLIC SERVICES AND UTILITIES WILL BE
MITIGATED TO LESS THAN SIGNIFICANT . Mitigation Measure MM
3.9-4 will reduce impacts to public services and utilities to a less than significan t
level and is required as a condition of approval .

EVIDENCE : a) Mitigation Measure MM 3.9-4 . Prior to filing of the Final Subdivision
Map, Monterey County Division of Environmental Health shall require
that the project applicant prepare and submit for review and approva l
wastewater collection improvement plans and calculations prepared by a
registered engineer that demonstrate adequate capacity . The wastewater
collection improvement plans shall be subject to approval by Californi a
Utility Service, Monterey Bay Unified Air Pollution Control District,
and the County of Monterey . Upon review of the design, the project
applicant shall be required to enter into a wastewater main extension
agreement with California Utility Service .

In addition, prior to approval of any building permits, the applicant shal l
verify that there is sufficient treatment capacity in the Californi a
Utilities Service, Inc. (CUS) wastewater treatment facility to address th e
wastewater needs of the proposed project. The project applicant shal l
submit proof to Monterey County that the existing wastewater treatment
plant is meeting the current effluent limitations as required per Wast e
Discharge Requirement Order No . R3-2007-0008 . If the CUS facility
exceeds 60% of its existing capacity, or the project would cause the
facility to exceed its permitted capacity, then the County of Monterey
would not issue a building permit until such time as the CUS ha s
attained a revised permit from the Regional Water Quality Contro l
Board .
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14. FINDING: IMPACTS TO NOISE WILL BE MITIGATED TO LESS THAN
SIGNIFICANT. Mitigation Measure MM 3 .11-3 will reduce noise impacts to a
less than significant level and is required as a condition of approval .

EVIDENCE : a) Mitigation Measure MM 3 .9-4 . During the course of construction,
Monterey County Planning Department shall require that the project
applicant adhere to Monterey County's requirements for construction
activities with respect to hours of operation, muffling of internal
combustion engines, and other factors which affect construction nois e
generation and its effects on noise-sensitive land uses . This would
include implementing the following measures :
• Limit noise-generating construction operations to between the leas t

noise-sensitive periods of the day (e .g., 7:00 A.M. to 7:00 P .M . )
Monday through Saturday; no construction operations on Sundays or
holidays ;

• Locate construction equipment and equipment staging areas at the
furthest distance possible from nearby noise-sensitive land uses ;

• Ensure that construction equipment is properly maintained an d
equipped with noise-reduction intake and exhaust mufflers an d
engine shrouds, in accordance with manufacturers '
recommendations. Equipment engine shrouds should be closed
during equipment operation ;

• When not in use, motorized construction equipment should not be
left idling; and

• Install temporary noise barriers when activities would affect daytim e
noise-sensitive receptors (e .g., residential uses, schools, an d
churches) .

15. FINDING: CEQA. THE EIR DOES NOT REQUIRE RECIRCULATION. The EIR
does not require recirculation because the FEIR merely clarified and amplifie d
the analysis in the DEIR and RDEIR and did not contain significant ne w
information .

EVIDENCE : a) Mitigations Measures to address Visual Impacts were modified to
require creation of building envelopes, vegetative screening, the
use of natural materials in building and landscaping, and submittal
of a planting plan to address revegetation of all roadways in th e

	

subdivision. T-hese_modifications further__reduced_potentiaLvisual
impacts . See FEIR page 2-14, 2-15 .

b) Mitigations Measures to address Oak Woodlands were further
amplified by including a requirement to contribute to the Oa k
Woodlands Conservation Fund. These modifications further
reduced potential impacts to Oak Woodlands . See FEIR page 2-64 .
These modifications further reduced potential impacts to Oak
Woodlands . See FEIR page 2-6 4

c) Mitigations Measures to address Stormwater/Drainage wer e
modified to include preparation of a Storm Water Pollution
Prevention Plan and use of Low Impact Development (LID)
techniques . These modifications further reduced potential impacts
with respect to potential contamination to downstream waters fro m
urban pollutants . See FEIR pages 2-68 .
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d) Mitigations Measures to address Air Quality were clarified t o
include specific measures that are typically recommended by the
MBUAPCD rather than more general mitigation measures . See
FEIR pages 2-93 .

e) Mitigations Measures to address Wastewater were modified t o
ensure that the wastewater treatment facility has sufficient capacit y
to address the wastewater needs of the project at the time the
applicant enters into a wastewater main extension agreement . See
FEIR pages 2-105.

f) Mitigations Measures with respect to Biological resources wer e
modified to require submittal of preconstruction surveys ,
comprehensive landscaping plans and requirements for use o f
native species . See FEIR pages 3-16 to 3-18 .

16. FINDING: CEQA ALTERNATIVES TO THE PROPOSED PROJECT. The EIR
considered alternatives to the proposed project in compliance with CEQA
Guidelines Section 15126 .6 (See Section 5 of the DEIR) . Specific economic ,
legal, social, technological or other considerations make infeasible the project
alternatives identified in the EIR for the following reasons .

EVIDENCE : a) No Project/No Development Alternative . Under the No Project/No
Development Alternative, the proposed project would not be
implemented and the project site would remain in its existing condition .
The Draft EIR found that the No Project/No Development Alternativ e
would result in fewer impacts for all environmental topic areas relativ e
to the project, with the exception of land use, which would have greate r
impact, and Public Services and Utilities, which would have similar or
greater impacts . However, it would not meet any of the project
objectives because it would not result in the subdivision of the propert y
into 17 residential lots and a 180-acre remainder parcel .

b)

	

Modified Subdivision Design `A' Alternative . Under the Modified
Subdivision Design `A' Alternative, Lot #17 would be divided into tw o
lots, creating a Parcel A for two inclusionary units to be developed o n
site, rather than requiring the project applicant to pay an in-lieu fee t o
fund construction of inclusionary housing elsewhere . This alternative
would result in marginally greater impacts for most environmental
impact areas due to the increased site disturbance for the additional tw o
units,_and_would_also_add_appr_oximately_two_additionaLvehicle_trips to
the peak hour traffic . While this alternative would meet the project
objectives to create 17 residential lots, it would result in marginall y
greater environmental impacts due to the additional vehicle traffic as a
result of the two additional units, and was therefore not selected for
implementation .

c) Modified Subdivision Design `B' Alternative . Under the Modified
Subdivision Design `B' Alternative, four residential units would b e
eliminated under this . scenario, reducing the overall density of the
project . A decrease in density would generate fewer trips on
surrounding roadways and State Route 68, which is currently operatin g
at an unacceptable level of service . A decrease in density would als o
indirectly reduce noise and air pollutant emissions, though thes e
reductions would be minimal . This alternative, however, does not mee t
the project objective to create 17 residential lots .
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d) Environmentally Superior Alternative . CEQA Guidelines Section
15126.6(e)(2) requires that the environmentally superior alternative be
identified. If the environmentally superior alternative is the "No Project "
Alternative, the EIR shall also identify an environmentally superior
alternative among other alternatives . In this case, Alternative 3 ,
"Modified Subdivision Design `B' represents the environmentally
superior alternative because, as determined from the EIR alternative s
analysis, all impacts would be reduced relative to the proposed project .
However, this alternative does not meet all of the proposed project
objectives .

17. FINDING

		

SUBDIVISION ORDINANCE (TITLE 19) - None of the findings found in
Section 19.04.025 .1 of the Subdivision Ordinance can be made .

EVIDENCE : a) Section 19.03 .025.F requires that the subdivision be denied of any one
of the fmdings is made . Planning staff has analyzed the project against
the findings for denial outlined in this section .

b) The proposed map is consistent with the general plan, area plan,
coastal land use plan, or specific plan . The proposed vesting tentativ e
map, as conditioned, is consistent with the 1982 Monterey Count y
General Plan and the Toro Area Plan . See Finding 1 .

c) The design or improvements of the proposed subdivision are
consistent with the applicable general plan, area plan, coastal land
use plan, Master Plan or specific plan . The design or improvement of
the proposed subdivision, as conditioned, is consistent with the 198 2
Monterey County General Plan and the Toro Area Plan. See Finding 1 .

d)

	

The site is physically suitable for the type of development . The 344-
acre project site consists primarily of grazing land on rolling terrain tha t
ranges in elevation from about 340 to 1,020 feet above mean sea level .
The proposed project includes a use permit for the removal o f
approximately 79 oak trees, which is less than one percent of the total
trees located on the project site . Of the trees to be removed,
approximately 14 percent of the trees are estimated to be greater than 1 2
inches in diameter . Approximately 20 to 26 percent of the trees to b e
removed are suffering from extensive decay, breakage, and/or low vigor .
Tree removal would occur primarily within the limits of the grading are a
to install a 20-foot wide roadway that generally follows the existing dir t
road on the project site . According to the Addendum to the Forest
Management Plan dated_ June 2001 (April 	 28,2004_ tree impacts
associated with development of proposed building sites are projected t o
be minimal since the building site locations are proposed in open area s
containing grassland or mixed grass and shrub cover with only
occasional oaks. The proposed project includes a use permit for th e
removal of approximately 79 oak trees, which is less than one percent o f
the total frees located on the project site . Of the trees to be removed ,
approximately 14 percent of the trees are estimated to be greater than 1 2
inches in diameter. Approximately 20 to 26 percent of the trees to b e
removed are suffering from extensive decay, breakage, and/or low vigor .
Tree removal would occur primarily within the limits of the grading are a
to install a 20-foot wide roadway that generally follows the existing dirt
road on the project site . According to the Addendum to the Fores t
Management Plan dated June 2001 (April 28, 2008), tree impact s
associated with development of proposed building sites are projected to
be minimal since the building site locations are proposed in open area s
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containing grassland or mixed grass and shrub cover with only
occasional oaks . The Final Forest Management Plan for the project i s
required to include a monitoring plan that accurately identifies th e
number and acreage of oak trees five inches in diameter at breast height
to be removed during construction and the replacement of these oa k
trees on a 3 :1 basis as a means of promoting 1 :1 tree replacement in
compliance with Section 21 .64.260 of the Monterey County Zonin g
Ordinance and Section 21083 .4 of the CEQA Guidelines . The
archaeological and historical investigation conducted by PMC for th e
proposed project did not identify any cultural resources (e .g ., prehistori c
sites, historic sites, historic buildings, or isolated artifacts) either withi n
or immediately adjacent to the project site . Therefore, it is not
anticipated that the proposed project would affect any historical
resources and/or unique archaeological resources . The project
geotechnical report indicates on-site soils are suitable for development
of the site, provided all improvements are constructed in accordanc e
with the report recommendations . The subdivision will be served by a
road of adequate width and construction to carry vehicles anticipated t o
access the site .

e) The design of the subdivision or the proposed improvements are no t
likely to cause substantial environmental damage or substantiall y
and avoidably injure fish or wildlife or their habitat . The Draft EIR
(pages 3 .3-1 to 3 .3-30) finds that potential impacts to biologica l
resources from the proposed project will be mitigated to levels that are
less than significant with implementation of the proposed mitigatio n
measures. Therefore, no significant impacts associated with biological
resources will remain after implementation of all standard procedure s
and mitigation measures .

f) The design of the subdivision or type of improvements is not likely
to cause serious public health problems . The water wells proposed to
serve the project were tested and determined to not meet all applicabl e
water quality standards . Therefore, a mitigation measure (MM 3 .6-2a)
is included requiring that prior to recording the Final Subdivision Map ,
Monterey County Health Department, Environmental Health Divisio n
shall require that the project applicant contract with a qualified enginee r
to design and install water system improvements to meet the standards
as found in Chapter 15 .04 and 15.08 of the Monterey County Code ,
Titles_17 and22 of the California Code of Regulation the Residential
Subdivision Water Supply Standards and California Public Utilit y
Commission Standards. With implementation of this requirement, th e
subdivision water source capacity and water quality will meet the
requirements of all applicable health and safety regulations .

g) The design of the subdivision or the type of improvements will no t
conflict with easements, acquired by the public at large, for acces s
through or use of, property within the proposed subdivision . No
public easements occur on the site .

h) ' The subdivision meets the requirements or conditions imposed by
the Subdivision Map Act or this Title (Title 19) . The project has bee n
reviewed by County depal talents for conformance to Subdivision Ma p
Act requirements . As conditioned, the project will conform to al l
applicable requirements .
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18. FINDING: INCLUSIONARY HOUSING REQUIREMENT - Subdivisions in Monterey
County are subject to review by the Resource Management Agency -
Redevelopment and Housing Office for conformance to the Inclusionary
Housing Ordinance as codified in Chapter 18.40 of the Monterey County Code .

EVIDENCE : a) According the County of Monterey Redevelopment and Housing Office ,
the proposed project is subject to the Monterey County Inclusionary
Housing Ordinance at the time the application was deemed complete ,
which was in November 2002. The applicable Inclusionary Housing
Ordinance requires developers to contribute 15 percent of the new
residential lots or units as low-and moderate-income units . This
ordinance allows several options for compliance, including payment o f
an in-lieu fee . According to County of Monterey Redevelopment and
Housing Office, payment of the in-lieu fee equal to $409,555.50
($160,610/inclusionary unit) shall satisfy compliance with the Monterey
County Inclusionary Housing Ordinance. Therefore, the propose d
project is consistent with the Monterey County Inclusionary Housing
Ordinance .

b)

	

Memorandum from the County's Redevelopment and Housing Office ,
dated January 2, 2009 .

c)

	

Materials in project file PLN000696 .

19. FINDING: TREE REMOVAL - The project, as conditioned, is consistent with the
regulations for Preservation of Oak and Other Protected Trees, Sectio n
21 .64.260.D of the Monterey County Zoning Ordinance (Title 21) . As such, the
proposed tree removal is the minimum required under the circumstances of th e
case and will not involve risk of adverse environmental impacts .

EVIDENCE : a) The proposed project includes a use permit for the removal of
approximately 79 oak trees, which is less than one percent of th e
approximately 9,187 total trees located on the project site . Tree removal
would occur primarily within the limits of the grading area to install th e
widened project roadway, and tree impacts associated with developmen t
of proposed building sites would be minimal since the building sit e
locations are proposed primarily within the open areas of the site . The
number of oak trees proposed for removal is therefore the minimum
number required to develop the site as proposed .

b)

	

Mitigation Measure MM 3 .5-3b requires that prior to the issuance o f
grading and/or building permits, whichever occurs first, the project
applicant_shall_submit_a_EinaLEorest Management_Plan_forreview and
approval by Monterey County Planning Department as required in
mitigation measure MM 3 .3-3a. The Final Forest Management Plan
shall include a monitoring plan that accurately identifies the number and
acreage of oak trees five inches in diameter at breast height to b e
removed during construction and the replacement of these oak trees on a
3 :1 basis as a means of promoting 1 :1 tree replacement .

c)

	

Staub Forestry and Environmental Consulting. Forest Management
Plan. June 2001 .

d)

	

Site visit by staff from the RMA-Planning Department and Monterey
County's EIR consultant (PMC) .

e)

	

Draft EIR, dated October 2008, Section 3 .3 .3 . Mitigation measures hav e
been recommended in the Draft EIR, and incorporated as projec t
conditions of approval, to minimize impacts related to the proposed tree
removal .
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Conserve Oak woodlands through the use of conservation
easements .
Plant an appropriate number of trees, including maintainin g
planting and replacing dead or diseased trees (maintenanc e
measures are required for seven years after trees are planted, an d
planting of trees does not fulfill more then one half of the
mitigation requirement.)
Contribute to the Oak Woodlands Conservation Fund, as
established under subdivision(a)of Section 1363 of the Fish and
Game Code .
Other mitigation measures developed by the county .

20.

	

FINDING :

EVIDENCE : a)

OAK WOODLANDS - The project, as conditioned and mitigated, will no t
have significant environmental impacts to oak woodlands .

The proposed project includes a use permit for the removal of
approximately 79 oak trees, which is less than one percent of the
approximately 9,187 total trees estimated through sampling to be locate d
on the project site . Of the total number of trees on-site 8,194 trees (6 8
proposed for removal) are estimated to be between 6"-11" in diameter ,
913 trees (10 proposed for removal) are estimated to be between 12"-
23" in diameter and 80 trees (1 proposed for removal) are estimated to
be 24" and greater in diameter .
Pursuant to Public Resources Code section 21083 .4, the County as a part
of its environmental review must evaluate whether the project may resul t
in a conversion of oak woodlands that will have a significant effect o n
the environment . If the County determines that the project may have a
significant effect on oak woodlands, the County must require feasibl e
mitigation measures to mitigate the significant effect of the conversio n
of oak woodlands . In this case, the project may result in a conversion o f
oak woodland that will have a significant impact on the environment but
the effect is mitigated with the mitigation measures outlined in the FM P
prepared for the proposed project and those recommended by Zander &
Associates . The County has required several conditions of approval to
mitigate the impact on oak woodlands. The proposed mitigation
measures and conditions of approval fulfill and exceed those required b y
Public Resources Code Section 21083 .4. Public Resources Cod e
Section 21083 .4 requires one or more of the following mitigation
measures :
1 .

b)

4 .

f)

2 .

3 .

Administrative records, including material in the RMA-Plannin g
Department file PLN000696 .

The proposed tree loss is minimal relation to the overall number of tree s
on the project site . Additionally, the trees proposed for removal ar e
primarily located in the immediate vicinity of the existing dirt road o n
the site that is proposed for surfacing and widening, and the propose d
homesites within each lot are located predominately in grassland areas,
necessitating minimal oak removal . For these reasons, the overall oak
woodland on the site will remain intact . In addition, the County would
require that the scenic/conservation easement (outside of the proposed
roads and building envelopes) shall include areas where stands of oa k
woodlands with over 10 percent canopy exists as well as those area s
where slopes are in excess of 30 percent . The required conservatio n
easements are consistent with mitigation measure alternative (1) as
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established by Public Resources Code Section 21083 .4 . The project
proposes Mitigation Measure MM 3 .5-3a which includes tree
replacement and protection measures specified in the Forest
Management Plan (FMP) for the project and measures recommended b y
Zander & Associates to reduce impacts to less than significant . With
regard to tree replacement, Mitigation Measure MM 3 .5-3b requires that
prior to the issuance of grading and/or building permits, whicheve r
occurs first, the project applicant shall submit a Final Forest
Management Plan for review and approval by Monterey County
Planning Department as required in mitigation measure MM 3 .3-3a .
The Final Forest Management Plan shall include a monitoring plan that
accurately identifies the number and acreage of oak trees five inches in
diameter at breast height to be removed during construction and th e
replacement of these oak trees on a 3 :1 basis as a means of promoting
1 :1 tree replacement in compliance with Section 21 .64.260 of the
Monterey County Zoning Ordinance and Section 21083 .4 of the CEQA
Guidelines. Further, the mitigation measure requires that replacement
trees shall be monitored and maintained for a minimum of seven year s
after planting. A monitoring plan shall be prepared by a qualifie d
professional forester, arborist, or horticulturalist, and shall be subject t o
review and approval by the County of Monterey Planning Department .
In summary, Public Resources Code Section 21083 .4 requires the
County to require one or more of the oak woodlands mitigation
alternatives to mitigate the significant effect of the conversion of oak
woodlands . The County is requiring two alternatives, and is therefor e
compliant with Public Resources Code Section 21083 .4 .

c) The applicant is required to enter into an agreement to implement the
NMZP pursuant to Condition No . 6 .

d) Staub Forestry and Environmental Consulting. Forest Management
Plan . June 2001 .

e) Site visit by staff from the RMA-Planning Department and Montere y
County's EIR consultant (PMC) .

f) Draft EIR, dated October 2008, Section 3 .3 .3 . Mitigation measures hav e
been recommended in the Draft EIR, and incorporated as projec t
conditions of approval, to minimize impacts related to the proposed tre e
removal .

g) Administrative records, including material in the RMA-Plannin g
Depai Intent file PLN000696 .

21. FINDING: WATER SUPPLY AND QUALITY - The source capacity and water quality
for all lots proposed to be created through the subdivision meets the
requirements of all applicable health and safety regulations pursuant t o
Monterey County Code Section 19 .03 .025 .

EVIDENCE : a) Adequate water service is available at the site . No new wells are needed
to serve the project because the project will draw water from tw o
existing wells . The new homes will use water and therefore ar e
considered to be "water consuming development." Although the
proposed project would procure water from within the San Benancio
Gulch subarea of the El Toro Groundwater Basin, neither the wells for
the proposed project nor the project site are located within a B-8 zonin g
designation. Additionally, according to MCWRA, this portion of the E l
Toro Planning area, including the project site, receive benefits of
sustained groundwater levels attributed to the operation of both the
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Nacimiento and San Antonio Reservoirs and will receive benefits of the
Salinas Valley Water Project upon completion. According to the projec t
hydrogeology report, the proposed project would have a water deman d
of approximately 12 .75 AFY based on a demand value of 0 .75 AFY per
residence . The report further states that the San Benancio Gulc h
subarea is recharged by approximately 486 AFY through stormwate r
generation and precipitation . With buildout of approximately 542 unit s
within the San Benancio Gulch subarea, the water demand is less tha n
the annual recharge rate, providing a water surplus of approximately
29.9 AFY for the San Benancio Gulch subarea . This water surplu s
would be able to accommodate the proposed project's water demand o f
approximately 12.75 AFY .
The water wells proposed to serve the project were tested and
determined to not meet all applicable water quality standards .
Therefore, a mitigation measure (MM 3 .6-2a) is included requiring that
prior to recording the Final Subdivision Map, Monterey County Healt h
Department, Environmental Health Division shall require that the
project applicant contract with a qualified engineer to design and instal l
water system improvements to meet the standards as found in Chapte r
15 .04 and 15 .08 of the Monterey County Code, Titles 17 and 22 of th e
California Code of Regulations, the Residential Subdivision Water
Supply Standards and California Public Utility Commission Standards.
With implementation of this, requirement, the subdivision water sourc e
capacity and water quality will meet the requirements of all applicabl e
health and safety regulations .

c) Evidence (a), (b), and (c) for Finding 13, above .
d) Monterey, County Health Department, Environmental Health Division

(MCHD). Project Specific Hydrogeological Report - Harper Canyon
Realty, LLC Subdivision prepared by Todd Engineers . September 2002 .
Updated July 2003 .

22. FINDING: 30 PERCENT SLOPES - There is no feasible alternative which would allow
development to occur on slopes of less than 30 percent . The proposed
development better achieves the goals, policies, and objectives of the Monterey
County General Plan and Toro Area Plan than other development alternatives .

EVIDENCE : a)

	

D&M Consulting Engineers, Inc./Terratech .

	

Geological and
Geotechnical Feasibility Study . August 6, 2001 .

b)	 Zander Associates .	 Biological Resources Assessment. July 13, 2001
and November 11, 2005 .

c) Development envelopes, including all building sites, have been locate d
on slopes of less than 30 percent.

d) To access areas of the property determined suitable for residentia l
development, limited areas of 30 percent slope must be crossed by
infrastructure, such as roads and utilities . The areas of 30 percent slop e
where development is allowed consist of existing dirt roads that need t o
be improved to accommodate the project, fire safety requirements, an d
county private road requirements . The road system has been designed t o
achieve the maximum amount of resource protection while taking
advantage of existing dirt roads, where possible, to minimize resourc e
disturbance.

e) Harper Canyon (Encina Hills) Subdivision Draft EIR prepared by PM C
dated October, 2008 .
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The application, project plans, and related support materials submitte d
by the project applicant to the Monterey County Resource Managemen t
Agency - Planning Department for the proposed development found i n
Project File PLN000696 .
Evidence (d), Finding 1; evidence for Finding 6 ; Evidence (a) and (b),
Finding 12 .
All undeveloped areas of the project that will contain slopes over 3 0
percent will be placed into a conservation and scenic easement, per th e
requirements of the conditions of approval .

23 .

	

FINDING :

	

PUBLIC HEARING - The Planning Commission held a duly noticed public
hearing on the project on June 30, 2010 .

EVIDENCE : A public hearing notice was published in the Salinas Californian on June 16 ,
2010 .

STATEMENT OF OVERRIDING CONSIDERATION S
Finding Re : Traffic Impact

The Planning Commission has balanced the benefits of the proposed project against its environmental impact
and fmds that the benefits of the proposed project outweigh any unavoidable adverse environmenta l
effects as a result of the up to 17 additional vehicle trips on SR 68 attributable to the project durin g
the weekday A .M. and P .M. peak traffic hours . The Planning Commission finds, based on substantia l
evidence in the record, that the project's unavoidable impact associated with the additional vehicle
traffic is acceptable in light of the project's benefits . Each benefit set forth below constitutes an
overriding consideration warranting approval of the project, independent of the other benefits, despit e
the significant impact identified herein, whether unavoidable or mitigable to a less-than-significan t
level .

The proposed project proposes to donate 154 acres of land to the Monterey County Parks Department for th e
enlargement of Toro Park, which will result in a significant addition to the size of the park, and enhancing it s
value as an open space and recreational resource for residents and visitors to the county .

The proposed project will contribute its fair share traffic impact fee to the TAMC Regional Developmen t
Impact Fee program, to be earmarked toward the future construction of the "State Route 68 Commute r
Improvements" project . This project will widen a 2 .3-mile section of SR 68 to four lanes between th e
existing 4-lane section adjacent to Toro Park and Corral de Tierra Road . This project would shorten the
travel time on SR 68 in both directions ; improve intersection operations at two locations from unacceptable
to acceptable levels ; and reduce the length of the queue on westbound SR 68 east of San Benancio Roa d
during the weekday A.M. peak hour . Mitigation measures are included in the EIR requiring the project t o
contribute its fair share costs of the commuter improvement project through payment of the TAM C
Regional Development Impact Fee (RDIF), or alternatively, to fully fund the preparation of the Caltran s
Project Study Report (PSR) for the project . The contribution of the Harper Canyon project toward these
improvements will ultimately result in substantial improvements to the operation of SR 68 as a vital
transportation corridor between Salinas Valley and the Monterey Peninsula area, while the 17 additiona l
vehicle trips added to the traffic on SR 68 will not contribute noticeably to the existing congestion on the
highway during he weekday A.M. and P .M. peak traffic hours .

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Planning Commission does
hereby :

f)

g)

h)

4 1



Certify the Final EIR for the Harper Canyon (Encina Hills) Project (SCH2003071157) ;

Approve a Mitigation Monitoring and Reporting Plan (attached hereto as Attachment 1) ; and

Approve a Combined Development Permit consisting of a : 1) A Vesting Tentative Map for th e
subdivision of 344 acres into 17 residential lots ranging in size from 5 .13 acres to 23 .42 acres on 164
acres with one 180-acre remainder parcel ; 2) Use Permit for the removal of approximately 79 coast liv e
oak trees over six inches in diameter for road and driveway construction ; 3) Use Permit for development
on slopes in excess of 30 percent; 4) Use Permit for the expansion of a public water system ; 5)
grading for net cut and fill of approximately 2,000 cubic yards; and Design Approval, subject t o
Conditions of Approval (attached hereto as Exhibit C, Attachment 1) .

PASSED AND ADOPTED this 30 th day of June, 2010 upon motion xxxx, seconded by xxxx by th e
following vote :

AYES :
NOES :
ABSENT :
ABSTAIN:

MIKE NOVO, SECRETARY

COPY OF THIS DECISION MAILED TO APPLICANT O N

This decision, if this is the final administrative decision, is subject to judicial review pursuant t o
California Code of Civil Procedure Sections 1094 .5 and 1094 .6 . Any Petition for Writ of Mandate must
be filed with the Court no later than the 90th day following the date on which this decision becomes final .

NOTES,

You will need a building permit and must comply with the Monterey County Building Ordinance i n
every respect .

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any us e
conducted, otherwise than in accordance with the conditions and terms of the permit granted or
until ten_days_after mailing_oLthe_notice oLthegranting oLthe permit by the appropriate
authority, or after granting the permit by the Board of Supervisors in the event of appeal .

Do not start any construction or occupy any building until you have obtained the necessary
permits and use clearances from the Monterey County Planning Department and Building Service s
Department in Salinas .

This permit expires 4 years after the above date of granting thereof unless construction or use is starte d
within this period .
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ATTACHMENT 1
Monterey County Resources Management Agency Planning

Departmen t
Condition Compliance and Mitigation Monitoring and Reporting Plan

Project Name : Harper Canyon (Encina Hills) 	
File No: PLN000696

	

APN : 416-611-001-000&416-611-002-000

Approved by : Planning Commission	 Date : June 30, 2010	

*Monitoring or Reporting refers to projects with an EIR or adopted Mitigated Negative Declaration per Section 21081 .6 of the Public Resources Code.

Conditions of I//pro ra/ ant/ or lliti/.ation .llc'aettres an d
Xcspolrriblc Land Care Departmen t

PD001- SPECIFIC USES ONLY
The project is a Combined Development Permi t
consisting of a: 1) A Vesting Tentative Map for the
subdivision of 344 acres into 17 residential lots rangin g
in size from 5 .13 acres to 23 .42 acres on 164 acres with
one 180-acre remainder parcel ; 2) Use Permit for the
removal of approximately 79 coast live oak trees over si x
inches in diameter for road and driveway construction; 3)
Use Permit for development on slopes in excess of 3 0
percent ; 4) Use Permit for the expansion of a public
water system; 5) grading for net cut and fill of
approximately 2,000 cubic yards ; and Design
Approval . The property is located approximately 2,00 0
feet southeast of State Route 68 off of the northeast sid e
of San Benancio Road . (Assessor's Parcel Numbers 416-
611-001-000 and 416-611 002-000) Toro Area Plan.

This permit was approved in accordance with County
ordinances and land use regulations subject to th e
following terms and conditions . Neither the uses nor the
construction allowed by this permit shall commence unles s
and until all of the conditions of this permit are met to the
satisfaction of the Director of the RMA - Planning
Department . Any use or construction not in substantia l
conformance with the terms and conditions of this permit
is a violation of County regulations and may result i n
modification or revocation, of this permit and subsequent

1 .

dill,.
unthcr

ompliancc or 1lonitorin , lc lion s

to be perforated. It here applicable, a

certified professional is reyltircd fo r

aclion to bc' acccptcd.

mfr'catio n
t f

Compliancy '
(name (laic )

Adhere to conditions and uses
specified in the permit .

Owner/
Applicant

Ongoing
unless
otherwis e
stated

Responsibl e

Party . fo r

C'ontpliancc

4 3



Perm it
( !Intl.

\ umbel

lhtlti.
Number

~'rificatiol l
of

onlplnnl cc
(ll Ninedaft')

2 .

3 .

( ollditions of l pproi'N! and or ,lllti~ atiutt .1leasurt's ant/
Respoasihle 1 tin/ (so 1)epartn1etl t

legal action. No use or construction other than that
specified by this permit is allowed unless additiona l
permits are approved by the appropriate authorities. To
the extent that the County has delegated any condition
compliance or mitigation monitoring to the Monterey
County Water Resources Agency, the Water Resource s
Agency shall provide all information requested by th e
County and the County shall bear ultimate responsibility t o
ensure that conditions and mitigation measures are
properly fulfilled.(RMA - Planning Department)

PD002 - NOTICE-PERMIT APPROVAL
The applicant shall record a notice which states : "A
Combined Development Permit (Resolution	 ) was
approved by the Planning Commission for Assessor' s
Parcel Numbers 416-611-001-000 and 416-611-002-00 0
on June 30, 2010. The Combined Development Permit
was granted subject to 104 conditions of approval which
run with the land. A copy of the Combined Development
Permit is on file with the Monterey County RMA -
Planning Department ." Proof of recordation of this notice
shall be furnished to the Director of the RMA - Planning
Department prior to recordation of the fmal map . (RMA
Planning Department)
PD003(A) - CULTURAL RESOURCES - NEGATIVE
ARCHAEOLOGICAL REPORT
If, during the course of construction, cultural ,
archaeological, historical or paleontological resources are
uncovered at the site (surface or subsurface resources )
work shall be halted immediately within 50 meters (16 5
feet) of the find until a qualified professional archaeologis t
can evaluate it. The Monterey County RMA - Planning
Depaitalent and a qualified archaeologist (i .e., an
archaeologist registered with the Society of Professiona l
Archaeologists) shall be immediately contacted by th e
responsible individual present on-site .	 When contacted,

C'olnpliant e or llonitoriug It Bott s
to he pet/wined. 11 here applicable, a
certi/iCd professional is required fo r

/IC 11011 to he acte'pted.

Proof of recordation of this notic e
shall be furnished to the RMA -
Planning Department .

Stop work within 50 meters (165 feet)
of uncovered resource and contact the
Monterey County RMA - Plannin g
Department and a qualified
archaeologist immediately if cultural ,
archaeological, historical o r
paleontological resources ar e
uncovered . When contacted, the
project planner and the archaeologis t
shall immediately visit the site to
determine the extent of the resource s
and to develop proper mitigation

Responsibl e
Party ,/or

	

Timing
C o/npliane e

Owner/
Applicant

Prior t o
recordation
of the final
map

Owner/
Applicant/
Archaeo-
logist

Ongoing
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C olnpliaucc or llonitointclawn s

to he pet/ ormed. 11 here applicable, a

certi/led professional is required fo r
ttc'tiatl to he ucec'pte d

measures required for the discovery .

Responsihl c

Palo' Jo r
Compliance

ri f icanio n
/
f

Compliance

(name dale)

Conditions 1)1 lpproval and or lliti ;ation _ leasurC' an d

.\ wither

	

Responsible Land t se1)epaimlent

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 . (RMA - Planning Department)

PD004 - INDEMNIFICATION AGREEMEN T
The property owner agrees as a condition and i n
consideration of the approval of this discretionary
development permit that it will, pursuant to agreement
and/or statutory provisions as applicable, including but not
limited to Government code Section 66474 .9, defend ,
indemnify and hold harmless the County of Monterey o r
its agents, officers and employees from any claim, action
or proceeding against the County or its agents, officers o r
employees to attack, set aside, void or annul this approval ,
which action is brought within the time period provided
for under law, including but not limited to, Government
Code Section 66499 .37, as applicable. The property
owner will reimburse the county for any court costs and
attorney's fees which the County may be required by a
court to pay as a result of such action . County may, at it s
sole discretion, participate in the defense of such action;
but such participation shall not relieve applicant of hi s
obligations under this condition . An agreement to thi s
effect shall be recorded upon demand of County Counsel
or concurrent with the issuance of building permits, use of
the property, filing of the Final map, whichever occurs firs t
and as applicable . The County shall promptly notify the
property owner of any such claim, action or proceedin g
and the County shall cooperate fully in the defense thereof.
If the County fails to promptly notify the property owne r
of any such claim, action or proceeding or fails t o
cooperate fully in the defense thereof, the property owner
shall not thereafter be responsible to defend, indemnify o r
hold the county harmless . (RMA - Planning Department)

1'itlling '

4 . Submit signed and notarized
Indemnification Agreement to the
Director of RMA - Planning
Department for review and signature
by the County .

Proof of recordation of the
Indemnification Agreement, as
outlined, shall be submitted to the
RMA - Planning Department.

Owner/
Applicant

Upon
demand o f
County
Counsel or
concurrent
with the
issuance of
building
permits, us e
of the
property ,
filing of the
final map ,
whichever
occurs first
and as
applicable

4 5



Permit
(aml.

\tumbel

5 .

11itii,.
ttinher

Owner/
Applicant

Responsihl e

Hatt t' fur
('unylltunce

I eh/hat/on

of
C'ontplianre

(name that')

Owner/
Applicant

C'onclltiunc )t 11/prurul and at 1Iitir;utiun 1leusure ■ and
Rcspunsihle Luna t se I)epnrnnrn t

PD005 - FISH AND GAME FEE-NEG DEC/EI R
Pursuant to the State Public Resources Code § 753 .5, State
Fish and Game Code, and California Code of Regulations ,
the applicant shall pay a fee, to be collected by the County,
within five (5) working days of project approval . This fee
shall be paid before the Notice of Determination is filed .
If the fee is not paid within five (5) working days, th e
project shall not be operative, vested or fmal until the
filing fees are paid. (RMA ' - Planning Department)

utnplianty or 1lonitori i I ctiun s
to he performed. II here applicable, ra

eel tilied pro fe \ \tonal is required fur

uetiotl In he uecYpted.

The applicant shall submit a check,
payable to the County of Monterey, t o
the Director of the RMA - Plannin g
Department .

If the fee is not paid within five (5 )
working days, the applicant shal l
submit a check, payable to the County
of Monterey, to the Director of th e
RMA - Planning Department .

Liming

Within 5
working
days of
project
approval.

Prior to the
recordation
of the fina l
map .

PD006 - MITIGATION MONITORING PROGRA M
The applicant shall enter into an agreement with th e
County to implement 5 a Mitigation Monitoring and/or
Reporting Plan in accordance with Section 21081 .6 of the
California Public Resources Code and Section 15097 o f
Title 14, Chapter 3 of the California Code of Regulations .
Compliance with the fee schedule adopted by the Boar d
of Supervisors for mitigation monitoring shall b e
required and payment made to the County of Monterey at
the time the property owner submits the' signe d
mitigation monitoring agreement . (RMA - Planning
Department)
PD015 - NOTE ON MAP STUDIES
A note shall be placed on the fmal map or a separate shee t
to be recorded with the Final map stating :
The following project reports, including :
- Archeological Consulting . Preliminary Cultural

Resources Reconnaissance of Portions of APN 416-
211-21 and 415-011-01, San Benancio, Monterey
County, California . March 22, 1993 .

- D&M Consulting Engineers, Inc ./Terratech .
Geological and Geotechnical Feasibility Study .
August 6, 2001 .

- Higgins Associates . Harper Canyon/Encina Hill s

6. 1. Enter into agreement with the
County to implement a Mitigation
Monitoring Program .
2. Fees shall be submitted at the
time the property owner submits the
signed mitigation monitoring
agreement.

Owner/
Applicant

Prior to the
recordation
of the fina l
map .

7 . Final recorded map with notes shall b e
submitted to the RMA - Plannin g
Department and Public Works fo r
review and approval .

Owner/
Applicant

Prior to the
recordation
of the final
map

4 6



Pcrnli l

coml.

Number

111ng .

\lunbcr

( lonflltiolls o/

	

Ihilrol'Ul am/ or allll ;otloll 1/cosine s

Responsible Lun11 I se 1)chnrnncnt

!17111

Compliance or

	

lonitorin« icliorrti
to he perfo/Yll[tl. It here applicable, a

.certiCiedprofessional is rcyrlircrl /i> 1

(1c thin Ill be dcicl)tc[l,

Rcsporrsibic

1 11r11' /u r

nnihi[(f/ l(

	

cc

Timing

! c'ri/icatio11

o f
Complianc e
(Ihllrrc'i/ak )

Subdivision

	

Traffi c
Associates . May 28, 2008.

- Monterey,

	

County
Environmental Health

Impact

	

Analysis .

	

Higgins

of.

	

Health

	

Department,
Division (MCHD) .

	

Project
Specific Hydrogeological Report - Harper Canyon
Realty, LLC Subdivision
September 2002 . Updated

- Pacific Municipal Consultants .
Historical Resources Investigations
Canyon Project . May 2006

prepared by Todd Engineers .
July 2003 .

Archaeological and
for the Harper

- Staub

	

Forestry

	

and

	

Environmental

	

Consulting .
Addendum to Forest Management Plan dated Jun e
2001 for Monterey County APNs 416-611-01 an d
416-611-03 - Encina Hills . April 28, 2008 .

- Staub Forestry and Environmental Consulting . Forest
Management Plan. June

- Zander Associates. Biological
July 13, 2001 .

- Zander Associates. Biological
November 11, 2005 .

2001 .
Resources Assessment .

Resources Assessment .

- Zander Associates .

	

Results of Follow-Up Survey .
October 3, 2001 .

are on file in the Monterey County RMA - Planning
Department .

	

The recommendations contained in sai d
reports shall be followed in all further development of this
property ."

	

The note shall be located in a conspicuous
location, subject to the aproval of the County Surveyor .
(RMA - Planning Department)

8 . PDO16 - NOTICE OF REPORTS Proof of recordation of this notice Owner/ Prior to the
Prior to issuance of building or grading permits, a notic e
shall be recorded with the Monterey County Recorder ,
which states :
The following project reports, including :
- Archeological

	

Consul ing .

	

Preliminary

	

Cultural
tResources Reconnaissance of Portions of APN 416-

shall be furnished to RMA - Planning
Department .

Applicant recordation
of the final
map .
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Permi t
(

.\ umber

Responsible

Party jo r
( nnj liancc

llniiiilliti,, .

	

Conditions of . ipproval all/ or Uitigatiou Measures an d

\lumber

	

Responsible Land' ( se 1)cparlmenl

Compliance or 1lonitorin ; -1 ctions

to be per/ormcd. P here rrh/(lictible, r I

certified profc ■ siona/ is required fo r

action to he nc'cc f)tc'd.

I critical/on

of
Consplicurce

(name date )

211-21 and 415-011-01, San Benancio, Montere y
County, California . March 22, 1993 .
D&M Consulting Engineers, Inc ./Terratech .
Geological and Geotechnical Feasibility Study.
August 6, 2001 .
Higgins Associates. Harper Canyon/Enema Hills
Subdivision Traffic Impact Analysis . Higgins
Associates . May 28, 2008 .
Monterey, County of. Health Department,
Environmental Health Division (MCHD) . Project
Specific H

e
Report - Harper Canyon

Realty, LLC Subdivision prepared by Todd Engineers .
September 2002 . Updated July 2003 .
Pacific Municipal Consultants . Archaeological and
Historical Resources Investigations for the Harper
Canyon Project . May 2006
Staub Forestry and Environmental Consulting . .
Addendum to Forest Management Plan dated Jun e
2001 for Monterey C o unty APNs 416-611-01 an d
416-611-03 - Encina Hills . April 28, 2008 .
Staub Forestry and Environmental Consulting . Forest
Management Plan . June 2001 .
Zander Associates . Biological Resources Assessment .
July 13, 2001 .
Zander Associates . Biological Resources Assessment .
November 11, 2005 .
Zander Associates . Results of Follow-Up Survey .
October 3, 2001 .

are on file in the Monterey County RMA - Planning
Department. The recommendations contained in said
reports shall be followed in all further development of this
property ." (RMA - Planning Department)
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Pe/uni t
( ottil.

\umber

Compliance or alonilorii, Idiot s
to he performed. II here applicable. o
certified professional is required fo r

atIiott to he acce'pte'd.

Submit signed and notarized documen t
to the Director of RMA - Planning
Department for review and signature
by the County .

I critic /Ilion

CoutplianC e
(nuntedate)

Respott .sihlc
Purrs' for

Complianc e

Owner/
Applicant

Proof of recordation of the documen t
shall be submitted to the RMA -
Planning Department. A note shall be
shown on the plans .

Prior to
issuance of
grading and
building
permits

Owner/
Applicant

Inning

Prior to th e
recordation
of the fina l
map .

1liti,, .

	

( ()ndilions of. lpproral an/l o

	

liti; atiou Ueasaro' and

Gumber

	

Responsible and 1 se Departmen t

PDSP001 - DEED RESTRICTION - BES T
MANAGEMENT PRACTICES
Prior to the recording the fmal map the applicant shal l
record a deed restriction as a condition of project approva l
stating that:
"Prior to any grading and construction and issuance of
grading and building permits, throughout construction
and ongoing, the owner/applicant and contractor an d
qualified biologist shall be adhere to following Best
Management Practices (BMP's) throughout constructio n
activities to avoid impacts to the Coast Live Oak Fores t
habitat :
• Around each group of trees to be preserved within a

construction area, a boundary of snow netting of high
visibility plastic fencing supported by wood or metal
stakes shall be placed along the approximate driplin e
of such protected trees to define the construction
project boundary;

• No storage of equipment or construction materials, or
parking of vehicles shall be permitted within the tree
rooting zone defined by the fencing of th e
construction boundary defined above ;

• No soil may be remo led from within the dripline of
any tree and no fill that exceeds two inches shall be
placed at the base of any tree, unless it is part o f
approved construction and is reviewed by a qualified
forester, certified arborist, or other tree professional ;

• Roots exposed by excavation during constructio n
shall be pruned promptly to promote callusing ,
closure, and regrowth; and

• All tree work shall be monitored by a qualified
forester, certified arborist, or tree professional an d
work completed by qualified tree service personnel .

1

	

Prior to commencement of project constructio n

9 .
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liesponsihlc
Parr fu r

C'alnpliane e

Owner/
Applicant

Prior to the
recordation
of the fmal
map .

The applicant shall explore with the
Salinas Rural Fire Depailment th e
placement of Emergency Easement
Access to the adjacent western
properties abutting the Harpe r
Canyon (Encina Hills) Subdivision ,
and then confirm to the Planning
Department and Public Works
Department that such easement is
feasible and is shown on the Fina l
Map .

llhi~ .

	

Conditions of . 1/7) roral and or llitigaiiou I/cast/1 .es and

Vrnllher

	

I?'pun~ihle Land Ccc l)eparlnlCn t

issuance of grading or building permits, throughout
construction and ongoing, the applicant and their
designated contractor shall be responsible fo r
implementing Best Management Practice's .
2. This mitigation monitoring measure shall be shown
as a note on the plans .
3. A monitoring inspection shall occur prior to issuance
of grading and/or building permits . Submit a report of
inspection to the RMA -I Planning Director for revie w
and approval .
4. A monitoring inspection shall occur prior t o
occupancy or final permit Submit a report of inspectio n
to the RMA - Planning Director for review an d
approval . "
(RMA - Planning Department)
PDSP002 - NON-STANDARD - Emergency Easemen t
Access to adjacent western properties . Prior to the
recordation of the fmal map, the applicant shall indicat e
and offer Emergency Easement Access to the adjacent
western properties abutting the Harper Canyon (Encin a
Hills) Subdivision .
(RMA - Planning Department, Salinas Rural Fire
Department, Public Works Department)

C ulilp/iance or Ilonilorinn ICliulrs

to he performed. If

	

(1p/7/icahle ,

cerlified profccsiuna/ is required fo r

(1Cli0ll CO he (Ic c' c'ptc'd.

I 'crificntion
of

Culnpliunr e

(nrnnc'dale )

10 .

Infrastructure as necessary to convey
such emergency access shall also b e
designed and incorporated into
roadway and subdivision
improvements, subject to review and
approval of the Planning Department
and Public Works Department .

Owner/
Applicant

Prior to th e
recordation
of the final
map .

5 0



Pei /nit

C mu /.

\umbel
\umber

( onditions o/ .'Ipprol'u/ unit

Responsible Land

of

	

11iti utiorl

	

I1cusures (1/1(1

Ise D(parnnent

((nrll /iuucc ur 1/011i10/li1 . I cliulr s

to he pei/orn1C'(/. 11 here applicable, a

erlifieal professional is required fu r

Oct 11)1/ to he a(

	

opted.

Responsibl e

Pat

	

to t

(ilnpliurlee
1 r1111t l "

,-crifieutiut t

o /
( 'unp/hruc e

Otani(' date )

Appropriate documents as necessary to
convey

	

the

	

Emergency

	

Easement
Access

	

shall

	

be

	

prepared

	

by the
subdivider

	

and

	

presented

	

to

	

the
Planning

	

Department

	

and

	

Public
Works Depai ltnent for review an d
approval, and then shall be recorded a s
appropriate concurrently with the Final
Map .

Owner/
Applicant

Prior to the
recordation
of the final
map. And
concurrent
with the
Final Map .

11 . PDSP003 - NON-STANDARD - Building Areas to b e
setback from Toro Park. 1 For those properties adjacent
to Toro Regional Park, building areas shall be set back at
least 100 feet to allow for control of vegetation and (fire )
fuel loads . This setback of 100 feet would apply to Lot s
1, 2, and

	

11-15 . Presently it appears that only the
homesite on Lot 11 would need to be adjusted 25 to 50
feet to accommodate this "fire safety" setback . The Final

The applicant shall amend the Fina l
Map as necessary to restrict buildabl e
areas from being within 100 feet of
Toro Regional Park .

	

Additionally, a
note shall be shown on the plan s
indicating the setback restriction for
those

	

properties

	

abutting

	

Toro
Regional Park .

Owner/
Applicant

Prior to th e
recordation
of the final
map .

Map

	

shall

	

be

	

illustrat e
intended

	

for

	

vegetation
residential improvements .
(RMA - Planning Dep
Department)

a

	

100

	

foot

	

distance/buffe r
control,

	

unencumbered

	

by

artment and Public Works

Appropriate documents as necessary to
convey the Setback Restriction to Tor o
Regional Park shall be prepared by th e
subdivider

	

and

	

presented

	

to

	

the
Planning

	

Department

	

and

	

Public
Works Department for review and
approval, and then shall be recorded as
appropriate concurrently with the Final
Map.

Owner/
Applicant

Prior to the
recordation
of the final
map. And
concurrent
with th e
Final Map .

12 . PDSP004 - NON-STA
approval .

	

Approval for
Permit shall expire three
Resolution of Approval .
materially to

	

record the
Conditions of Approva l
Monitoring and Reportin
this approval will expire .
(RMA - Planning Depart

NDARD

	

-

	

Expiration

	

of
this Combined Development

years from the signing of the
Should the applicant not act

Final Map and meet the
and terms of the Mitigatio n

g Program within three years ,

ment)

The applicant shall act materially to
record the Final Map and meet th e
Conditions of Approval and terms o f
the Mitigation Monitoring and
Reporting Program, or the approva l
will expire .

Owner/
Applicant

Within thre e
years from
the signing
of the
Resolution
of Approval .

5 1



Permit
( nnc%

anther
Vnnthe,

( ottclitiotts of1p1)rora/ and ot11iti,atiot t

Responsible Lam/ L Esc /)c/utrttncn t

Uettsu/es att(1

C01111)licntcc ar alonllnrinL ,

	

lct/ott s
°

I() he/)crfornte(l. If here a1)p/i( ah/e, it
certified pro/es shams/ is rcynired fo r

action to he accel)led.

Respellsihlc
! al'tr fo r

Cntnj)litntee

1 utnn ,

c'ri icolint t
t
of

Cunt/)lhrnce

(natuc'cl)nel

Redevelopment and Housing Offic e

13 . RHOSP001 - AFFORDABLE HOUSING - The project
is

	

subject

	

to

	

the

	

County's

	

Inclusionary

	

Housing
Ordinance, #3419, which requires that prior to the
recordation of the Final Map, the project applicant pay ,
or secure to the satisfaction of the Redevelopment and
Housing

	

Director,

	

an

	

n-Lieu

	

fee

	

of $409,555 .50 ,
($160,610 per inclusionary unit, 2 .55 equivalent unit s
required) . (Redevelopment and Housing Office)

Submit

	

payment

	

of In-Lieu

	

fee,
and/or executed documents to secure
payment to the satisfaction of the
Redevelopment and Housing director
to the Redevelopment and Housing
Office .

Owner/
Applicant

Prior to the
recording o f
the Final
Map

Environmental Health

14 . EH1 - WATER SYSTEM
Obtain a new or amende d
Division of Environment
Health)

PERMIT
water system permit from the
al Health .

	

(Environmental

Submit necessary application, report s
and testing results to EH for review
and approval .

CA
Licensed
Engineer
/Owner/

Applicant

Prior to
issuance of
grading/
building
permits or
prior to
filing fina l
map

15 . EH3 - WATER SYSTEM IMPROVEMENTS Submit engineered plans for the water CA Prior t o
(STATE PERMITTED SYSTEM) system improvements to Licensed filing fina l
Design the water system improvements to meet the for review Engineer map
standards as found in Titles 17 and 22 of the California
Code of Regulations and as found in the Residential
Subdivision Water Supply Standards . (Environmenta l
Health)

and approval . Submit evidence to th e
Director of Environmental Health that
the proposed water system
improvements have been approved by

prior to

/Owner/
Applicant

installing or bonding th e
improvements

5 2



Pet init
and.

Aumbel

► tith .

~lullhc'r

Measures and

(omplianee or llonitolinf;

	

coon s
to be pel/mined. If here applicable, (1

Responsibl e

1'art~ for -
( oilij)lianc

Tinliu «

I cri/icalion
of

(oin/>liuuce'

(11(11111(1(11C I

(onilitions 0/ 11(1uv)rul andin With«anon

Rc spiii ible l(111(1 1se 1)c'l)arini('nt rerti/ic'(l professional is 'Nutter/ for
aC1l011 10 be (1ccel)tc'(l.

16. EH4 - FIRE FLOW STANDARDS
Design the water system improvement s
standards as required an d
protection agency . (Environmental

to meet fire flow
approved by the local fire

Health)

Submit evidence to the Division o f
Enviromnental Health that the
proposed water system improvements
have been approved by the local fire
protection agency .

CA
Licensed
Engineer
/Owner/

Applicant

Prior to
installing or
bonding
water
system
improveme n
is

17 . EH5

	

-

	

INSTALL/BOND WATER SYSTEM The developer shall install the water CA
Licensed
Engineer
/Owner/

Applicant

Prior to
filing final
map

IMPROVEMENTS
The

	

developer

	

shall install

	

the

	

water

	

system
improvements tosystem

	

and within
the subdivision and any

improvements to and within the subdivision and an y
appurtenances needed or shall enter into a Subdivision
Improvement Agreement with the County to install the

appurtenances needed or shall enter
into a Subdivision Improvement
Agreement with the County to install

water

	

system

	

improvements

	

and

	

provide

	

security
guaranteeing

	

the

	

performance

	

of

	

the

	

Agreement .
(Environmental Health)

the water system improvements and
provide security guaranteeing the
performance of the Agreement .

18 . EH6 - WATER SERVICE CAN/WILL SERVE
Provide to the Division of Enviromnental Health written
certification, and any ne4ssary certification from State
agencies that California American Company can and wil l
supply sufficient water flow and pressure to comply with
both Health and fire flow standards . (Environmenta l
Health)

Submit written certification to th e
Division of Enviromnental Health fo r
review and approval .

CA
Licensed
Engineer
/Owner/

Applicant

Prior to
filing a final
map and/or
issuance of
a building
permit

19. EH13 - DRAINAGE IMPROVEMENT S
Submit plans

	

for

	

surface

	

and

	

subsurface

	

drainage
improvements for review and approval to the Director of
Environmental Health to determine any potential septi c
system impacts . All improvements shall comply with the
regulations found in Chapter 15.20 of the Monterey
County Code, and Prohibitions of the Basin Plan,

Division of Environmental Health
must approve plans .

CA
Licensed
Engineer
/Owner/

Applicant

Prior to
filing the
final parce l
map

RWQCB . (Environmental Health)

5 3



I critic ation

> f

C~ontpliuuc e
-

(niunc'd(uc')

1 'ctmi1
till, . (onditions of lpprol'ul aud-o

	

11iti~ntiuu aJelrsurc•s and

(outplhntec or llottiloriu r

	

ictiotts

to he l lcrfortnced. II /lyre applicable, a
if etjrousthl~

l'urfi for 7/min tCond.
•A[tnlhel

\tunhel Responsible L(nlrl ( .cc 1)e7)nrlntctrt certified protessioual is required fin

1kt/011 io he nrc(ptctl.
°ompl1(Illi 0 -

20 . E1124 - SEWER SERVICE CAN/WILL SERVE
Provide certification to the Division of Environmental
Health that California Utility Services can and will

Submit certification to Environmental
Health for review and approval .

Owner/
Applicant

Prior to
issuance
a building

of

provide sewer service for
(Environmental Health)

the proposed property/project . permit .

21. EH25

	

-

	

INSTALL/B
IMPROVEMENTS
The

	

developer

	

shall

OND SEWER SYSTEM

install

	

the

	

sewer

	

system

Submit evidence to the Division of
Environmental Health that the sewer
system improvement installation has

Owner/
Applicant

Prior to
filing the
final parcel

improvements to and within the subdivision and any been accepted by the regulating map .

appurtenances needed or
Improvement Agreement
sewer

	

system

	

improve

shall enter into a Subdivision
with the County to install th e

ments

	

and

	

provide

	

security

agency or that the developer has
entered into a Subdivision
Improvement Agreement and ha s

guaranteeing

	

the

	

performance

	

of

	

the

	

Agreement . provided security acceptable to th e
(Environmental Health) County .

Parks Departmen t

22. PKS002 - RECREATION REQUIREMENTS/FEES The Applicant shall comply with the Owner/ Prior to the

The Applicant shall comply with Section 19 .12.010 - Recreation Requirements contained Applicant Record-
theRecreation Requirements, of the Subdivision Ordinance, in Section 19 .12.010 of the ation of

Title 19, Monterey County Code, by paying a fee in lieu Subdivision Ordinance Title 19, Final Map

of

	

land

	

dedication. The Parks

	

Department shall Monterey County Code .

determine

	

the

	

fee

	

in accordance

	

with

	

provisions
contained in Section 19.12.010(D) (Parks Department)

23 . PKSSPO01 - RECREATION REQUIREMENTS/ The applicant shall submit to the Owner/ Prior to the

LAND

	

DEDICATION (NON-STANDARD Parks Department for review and Applicant/ Recordatio n

CONDITION) approval the necessary documentation and County of the Fina l

The Applicant shall comply
Recreation

	

Requirements,
Formula, by dedicating
Parks Department that is contiguous

with Section 19 .12.010 -
Subsection

	

E .1 .,

	

General
land to the Monterey County

to Toro County Park

to facilitate the land donation prior to
the recordation of the Final Map,
including a plan for the improvements
to be made on the dedicated parcels(s)

Parks
Department

Map

in

	

the

	

amount

	

of approximately

	

154

	

acres

	

with to open the large meadow area at the

improvements to said land to satisfy recreation fees center of the property for public use

54



Permi t

(` m/.

A umbel

IN*

\tmhc't

Condition s

otherwise
the repair
park property
discouraging
boundary,
the large
improve d

lease, but

documentation
Department)

Parks Department

Parks Department .
Parks Department

of

	

l pp, oval and of 'Wm.:at/on llettsttles

Responsible Lunrl Lse Departmen t

imposed. The improvements shall include
of the fencing that delineates the dedicated

from the proposed subdivision
trespassing

	

into

	

the

	

park

	

along
and (2) the removal of the fencing that

meadow area at the center of the property
public use. The property transfer to th e

shall not be encumbered by a
shall be at the discretion solely of the

The applicant shall submit
for review and approval the necessary

to facilitate the land donation .

ant i

toward

divides

County
grazing
County
to the

(Parks

(1 )

thi s

for

Compliance or llonitorhr r I etiottc
Responsible

Pat tt' fo r
L onipltanc c'

l imiu"

I c'rification
of

Complianc e
(name date )

to be pet/ottnetl. II here applic able
rrtific' l prores stolid/ is teytlircd for

a

by
trespassin g
proposed
fencing

anion to he (it ceptc'd.

fence removal, and to discourag e
into the park from the

subdivision by repairing
between the two properties .

the

24 . PKSSPO02 - NON STANDARD
While the final location of
"approximate"

	

homesite
Tentative Map, the final locations
30% slope and ridgeline regulations,
21 .

	

Additionally, in order
Toro Park, no buildings
highest knoll of Lot 1 or
Toro County Park boundary
by park visitors . (Parks Department)

CONDITON
homesites may vary from th e
locations

	

depicted

	

on

	

the
shall comply with th e

as specified in Titl e
to protect public views fro m
shall be constructed on th e
at other home sites along th e

line so as not to be visible

The applicant shall provide evidenc e
to the County Parks Department tha t
construction of residences along the
Toro County Park boundary line is
not visible to park visitors . The
County Parks Department shal l
require at their discretion, such
evidence as staking and flagging o f
the residences on-site, site visits,
and/or simulated views imposed on
photographs when viewed from
public viewing areas within the park .

Owner/
Applicant
and County
Parks
Department

Prior to the
Issuance of
Building
Permits

25 . PRKSSP003 - PROHIBITION AGAINST PRIVATE
ENTRANCE INTO TORO COUNTY PARK (NON -
STANDARD CONDITION)
The 30-foot wide emergency access easement between

The applicant shall install a fence and
signage that prohibits use as an acces s
point into Toro County Park and the
Homeowner's Association shall

Owner/
Applicant
and County
Parks

Prior to the
Recordation
of the Final
Map

Alta Lane and the Toro County Park boundary shall no t
be used as a public or private access point or a trail into
the park . Prior to filing of the Final Map, the
identification of this easement as a trail shall be removed
from the map. (Parks Department)

maintain that fence and signage to
ensure its structural integrity and
status as a bar to public or privat e
access to Toro County Park . The
County Parks Department shall
review and approve this CC&R

Department
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/

	

11111 1

Cnnc l
\tlnlhel'

11iti~~ .
'\umber

Cinrditlonc o/ Ipproral im
Rc'sponsihlc / am/

/ ea

	

11itiutlorr lleasurcc nul l
1 se 1)epcirrmcnt

Compliance or Uollitorinc lction s
to hc' perfornlcrl. l1 /lcrrc applicable, a
c crti/ied pro/esytonal is required fo r

action lu hc' accepted.

provision, the fencing and signage ,
and may reinforce this prohibition
with supplemental signage at
appropriate locations at its discretion .

Re~p onsih(c~
Part I' for

Comp/lallcc'
limin g '

°

I criticat/o n
0l

Colnp/hulc c
(name;"(hntc' )

Public Works

26. PW0015 - UTILITY'S COMMENTS
Submit the approved tentativ e
companies. Subdivider shall
Department of Public Works
have reviewed and approved
Works)

map to impacted utility
provide confirmation to th e
that the utility companies
the tentative map . (Public

Subdivider shall provide tentative
map to impacted utility companies for
review. Subdivider shall submit utility
comments to DPW

Owner/
Applicant

Prior to
Recordation

of Map

27 . PW0016 - MAINTENAN
Pay for all maintenance
improvements

	

from

	

the
acceptance of the improv
the Board of Supervisors
with the subdivision imp r
homeowners association
authorization to collect f
services is formed to a
services . (Public Works)

CE OF SUBDIVISIONS
and operation of subdivision

time

	

of

	

installation

	

unti l
ements for the Subdivision by

as completed in accordanc e
ovement agreement and until a
or other agency with legal
ees sufficient to support the
ssume responsibility for the

Subdivider shall be responsible to
maintain improvements until
maintenance is assumed by another
entity .

Subdivider Ongoing

28 . PW0017 - NATURAL D
Designate all natural drain
by easements labeled "
(RMA- Public Works)

RAINAGE EASEMEN T
age channels on the final map

Natural Drainage Easement ."

Subdivider shall submit proposed
final map to the Public Works
Department prior to recordation t o
verify compliance

Subdivider Prior to
Recordatio n
of Final map

29. PW0020 - PRIVATE R O
Designate all subdivision
Works)

ADS
roads as private roads . (Public

Subdivider's Surveyor shall designat e
private roads on final map .

Subdivider Ongoing

5 6
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- - _

	

_-

Permit
	 ~( onll)lian(e or3lonitorilt

	

1( tionl
Rc sjonsibto

! wit( talon

(omlitiotts of

	

11r1moral and of 1/itirllhln alc'a,nn~~e and to helrer/ottne(l. 11 here applicable, a of
( (Nltl ,

	

^ - tl' tor ' liming.
11Nlbc' 1 ' \umber Responsible I_uml 1c 1)c71arttne'111 c•citi/ied professional is required for

C ontpliarit e
Conipliznic e

a( 11011 10 he accepted. (11(1111c' daft' )

30 . PW0021- ROAD NAMES Subdivider shall submit proposed Subdivider Prior to

Submit all p ro p osed road names to the Department of road names to DPW . DPW will Recordation

Public Works for approval by County Communications .
(Public Works)

submit to County Communication s
for Approval .

of Final Map

31. PW0023 - IMPROVEMENT

Provide

	

improvement

	

plans
Department of Public Works
constructed in accordanc e
on the tentative map . (Public

PLANS

for

	

approval

	

of

	

the
and that the roads b e

with the typical section shown
Works)

Subdivider shall submit improvemen t
plans prepared by his Engineer t o
DPW for approval . Improvements to
be bonded prior to recordation of fina l
map .

Subdivider Prior to
Recordation
of Final Map

32. PW0024 - STOP SIGN
Install and maintain a sto p
intersection fronting propose d
(Public Works)

sign at the private road
lots 12, 14, 15, and 16 .

Subdivider/Applicant shall install and
maintain stop sign.

Subdivider/
Applicant

Ongoing

33. PW0026 - PLANTING FOR GRADED AREAS

Plant and maintain all graded areas of the street right-of-
way as required by the Department of Public Works t o
control erosion .

	

The area planted shall include al l
shoulder areas and all cut and fill slopes .

	

A report and
plan prepared by a qualified person shall be submitted for
approval of the Department of Public Works and includ e
the following :

a .

	

That the cut and fill slopes be stabilized .

b .

	

Specific method of treatment and type of planting ,
by area, for each soil type and slope required to
satisfy item (a) .

c .

	

Type and amount of maintenance required to satisfy
item (a) . (Public Works)

Subdivider's Engineer to include
erosion control measures on
improvement plans .

Subdivider/
Engineer

Prior to
Recordatio n
of Final Map

34. PW0027 - CUT/FILL SLOPE (2 :1)
Cut and fill slopes shall not exceed 2 to 1 except a s
specifically approved in concurrence with the geo-
technical report. (Public Works)

Engineer shall include notes on
Improvement Plans

Subdivider/
Engineer

Prior t o
Recordation
of Final Map

5 7



Permit

	

111th;.
(mel.

\umbel
\ !nn h c'r

C'untplianoe or llartilnriit 1 ctinn s
to be performed. I f /101e applicable, a
certified pro fe /0/1(1/ is required fu r

lteti0N 10 he ucc'c'ptc'd.

Kesponsihh '
furl t' ;f0/ '

Compliance

erific alie n
(~f

C'ompliiue e
(nitInedale )

Cnnditiens of I/)/unral anti i 1 11iti .,;ittiun aleusutes an d
I?espnusible Land L c Departmen t

PW0030 - HOMEOWNERS ASSOCIATION
Form a homeowners association for road and drainag e
maintenance. Prepare an Operation and maintenance plan
for all facilities . Implement a fee program to fund
operation and maintenance, and have appropriate
documentation recorded gainst each parcel within th e
subdivision. (Public Works)
PW0032 - AS BUILT PLANS
A Registered Civil Engineer shall file as built plan s
(originals) in the Department of Public Works with a
letter certifying improvements have been made in
conformance to improver ent plans and local ordinance .
(Public Works )

PWSPO01 - NON-STANDARD - CONSTRUCTION
MANAGEMENT PLAN
Prior to issuance of Grading Permits or Building Permits ,
applicant shall submit a Construction Management Plan
(CMP) to the RMA-Planning Department and th e
Department of Public Works for review and approval .
The CMP shall include measures to minimize traffi c
impacts during the construction/grading phase of th e
project and shall provide the following information :
Duration of the construction, hours of operation, an
estimate of the number of truck trips that will b e
generated, truck routes, number of construction workers ,
parking areas for both equipment and workers, an d
locations of truck staging areas . Approved measures
included in the CMP shall be implemented by the
applicant during the construction/grading phase of the
project . (Public Works)

35 . Subdivider shall submit
documentation to DPW and WRA fo r
formation of homeowners associatio n
or other entity to maintain roads an d
drainage improvements .

Subdivider

Timing

Prior t o
Recordatio n
of Final
Map

36 . Subdivider's Engineer shall submit as
built plans and stamped notice of
completion letter to DPW for review
and approval.

Subdivider/
Engineer

Prior to
Release of

Bonds

37 . Submit Construction Management
Plan (CMP) to the RMA-Planning
Department and the Department o f
Public Works

Project
Applicant

Prior t o
issuance of
grading or
building
permits .

5 8



38 .

Responsibl e

Party for

	

Inning
Lompliancc

Project
Applicant

Prior to
issuance of
building
permit s

Project
Applicant

Prior to
issuance of
building
permits

llhiti.

	

Conditions of1ppror(11 andor ,lliti,, ation _lleasnres (nu l

Number

	

Responsible Land Use Departmen t

PWSPO02 - NON-STANDARD - TRAFFI C
Prior to issuance of building permits the projec t
applicant, alone or in concert with other stakeholders,
shall fund, initiate and complete a Caltrans Project Study
Report (PSR) process for a 1 .1 mile State Route 6 8
widening project . The PSR process will identify total
project costs, as well as the applicant's fair share of those
costs. In addition to paying for all or part of the "soft
costs" of the widening PSR and design process, th e
applicant shall also pay a proportionate share of the
proposed project's construction hard costs prior to
issuance building permits .

Should Caltrans require that the PSR include the 2 .3 mile
"SR 68 Commuter Improvements" project identifie d
within the updated TAMC Regional Impact Fee Nexu s
Study, the applicant shall only be responsible for funding
a proportionate share of that larger study, as well as the
proposed project's fair share of hard constructio n
costs .(Public Works)

Comp/innce or llonitoring 10110/1 %

to be perfo Hied. 11 here applicable, a

((rl//ied pro

	

\nand is' required
aC11011 tU he aCCepti'd.

I c'1i if 101(1(o11
f.

Con1pllunc c
Online (late )

Initiate and complete Caltrans Projec t
Study Report (PSR)

Submit payment of proportionate
share of cost of widening project to
the Department of Public Works .

39 . PWSPO03 - NON-STANDARD - TRAFFI C
Prior to approval of recordation of final map, the projec t
applicant shall contract with a certified engineer to
design roadway improvements to widen and resurface
Meyer Road per the County of Monterey standards for a
cul-de-sac private road (e .g . 18-foot wide roadbed) . The
roadway improvement plans shall be subject to review
and approval by the County of Monterey and shall be
constructed prior to occu

p
ancy of any of the residentia l

units at the project site . (Public Works)

Prior to
Recordation
of Fina l
Map

Prior to
issuance of
occupancy
for any
residential
units .

Obtain approval of roadway
improvement plans from th e
Department of Public Works .

Project
Applicant

Construct improvements to Meyer
Road in accordance with approved
roadway improvement plans .

Project
Applicant

5 9



Permit
Cued.
\tlnihc' r

40 .

11hin.
\umber

Obtain approval of sight distanc e
improvement plans from the
Department of Public Works .

C'ompliuncc or llonitorin ; lotion s
to he pet/ormcd. 11here applicable, a
cettidied',rotessional is rc yuircd fo r

action to he ac'eeptc'd .

Project
Applicant

Responsible
Pdr(i' . to r

Compliance

eri1Cati01 1
of

	

i
Complianc e
(Hatrlc'daft' )

Implement site distance improvement
plan in accordance with approve d
plans .

Project
Applicant

Conditions of.1pproru! (Ind or Mitigation Ileasurcs In d
Responsible Land I se Departmen t

PWSPO04 - NON-STANDARD - TRAFFI C
Prior to approval of recordation of final map, the project
applicant shall contract with a qualified traffic enginee r
to prepare a sight distance improvement plan at th e
Meyer Road/San Benancio Road intersection . The
improvement plan shall include but not be limited to th e
following: trimming the vegetation and grading th e
embankment in the vicinity of the intersection and
installing right turn tapers into and out of Meyer Road .
The design of all intersection improvements shall b e
subject to review and approval by the County o f
Monterey Public Works Department. All improvements
shall be completed prior to occupancy of any residential
units . (Public Works)

Tinning

Prior t o
approval of
recordation
of Fina l
Map

Prior t o
issuance of
occupancy
for any
residential
units .

PWSPO05 - NON-STANDARD - TRAFFIC
Prior to approval of recordation of final map, the projec t
applicant shall design and construct 12-foot wid e
southbound San Benanci lo Road left-turn lane at th e
Meyer Road/San Benancio Road intersection i n
accordance with Caltrans standards and guidelines .
(Public Works )

PWSPO06 - NON-STANDARD - TRAFFI C
The applicant shall pay any traffic impact fees in effect at
the time of building permits application. Such fees
include the TAMC Regional Impact Fee, which wil l
mitigate for cumulative impacts to roadway segments an d
intersections along State Route 68. If the propose d
project contributes mone`arily toward the extension o f
the State Route 68 in an amount greater than their
calculated TAMC Impact Fee responsibility, th e
proposed project shall be credited for the TAMC fee, as
they will be contributing their fair share toward
cumulative impacts and regional improvements identified

41 . Design and construct said
improvements .

Projec t
Applicant

Prior to
approval of
recordation
of Fina l
Map

42 . Submit payment of required traffi c
impact fees .

Project
applicant

Prior to
issuance of
occupancy
for any
residential
units .

6 0



(onipliance or

	

Ionitorin '~ lctoms
Responsible

l err/hat/o n
Penult
(om/.

litre.

Numher

Conditions of I pproral am/ of lliti ; , ation Measures

Responsible Land (sc Department

am/ to he prrforumed. 11 here applicable, a

( citified profc'ssronal is required for
Parts' fi r

(omplianc•e
17tnin

of
(on ghliancc

\umber action to he accepted. (name th/1r )

within the TAMC nexus study . (Public Works)

43 . PWSPO07 - NON-STANDARD - TRAFFI C
Prior to issuance of building permits, the applicant will
pay a pro-rata contribution toward the following specifi c
intersection improvements

	

(Publics Works)
• Widen and restripe the northbound approach of th e

SR 218/SR 68 interse~o tion to include one left-turn
lane, one through lane, and one right-turn lane . Widen
and restripe the eastbound approach to include tw o
left-turn lanes, two through lanes and one right-tur n
lane. Install right turn overlap phasing at this location .

• At the Laureles Grade/SR 68 intersection, convert th e
northbound right-turn to right-turn overlap phasing.

Submit payment for pro-rata
contribution toward said
improvements to the Department of
Public Works .

Projec t
applicant

Prior to
issuance of
building
permits fo r
any
residential
units .

• At the Corral de Tierra
convert the northbound
phasing. (Public Works)

Road/SR 68 intersection,
right-turn to right-turn overlap

Water Resources Agenc y

44 . WR41 - NOTICE OF WATER CONSERVATION Submit a recorded notice to the Water Owner/ Recorda-
REQUIREMENTS Resources Agency for review and Applicant tion of the
A notice shall be recorded on the deed for each lot approval . notice shal l
stating :

	

"All new construction shall incorporate the use occur
of low water use plumbing fixtures and drought tolerant (A copy of the County's standard concur-
landscaping, in accordance with County Water Resources notice can be obtained at the Water rently with
Agency Ordinance No . 3932 ." Prior to recordation of the Resources Agency.) the fina l
final map, a copy the completed notice shall be provided map
to the Water Resources Agency for approval .

	

(Wate r
Resources Agency)

45 . WR42 - LANDSCAPING REQUIREMENTS Submit the recorded notice to the Owner/ Recorda-
A notice shall be recorded on the deed for each lot Water Resources Agency for review Applicant tion of the

6 1



Permit

Cun~l.
\trmher

lliti .
'

,\ umber

Compliatc > or IlonitorilrIction s
to he performed. It here applicable, a

certified professional is required fo r

action to he acccptetl.

Responsible

Pam' /o r
('onipliance

Tinting

! crificatiot t

o f

Compliance

(name dale)

Conditions of .-lpprnrul and or lthi
°
ation Measures (Intl

Responsih/r Lunt lsr Dc:parnnen t

stating :

	

"The front yards

	

of all homes

	

shall be
landscaped at the time of construction. Low water use o r
drought tolerant plants shall be used together with wate r
efficient irrigation systems ." Prior to recordation of the
final map, a copy the completed notice shall be provided

(A

and

notic e
Resources

approval .

copy of the County's standard
can be obtained at the Water

Agency.)

notice shal l
occur
concur-
rently with
the final
mapto the Water Resources Agency for approval .

	

(Water
Resources Agency)

46 . WR46

	

-

	

C.C.&R. WATER CONSERVATION

Resources Agency
Conditions
provisions

No. 3932 :

	

"All new
of low water use

applicable, hot water
of all homes shall

low water use
used together with
leak repair is the

Covenants,
the following

Submit
Resources
approval .

the CC&R's to the Water
Agency for review and

Owner/
Applicant

Prior to
filing the
final map

PROVISIONS
The applicant shall provide
with a copy of the subdivisio n
and Restrictions containin g
from Monterey County Ordinance
construction

	

incorporate
plumbing fixtures including,
recirculation systems ; the
be landscaped at the time
or drought tolerant plant
water efficient irrigation

the Water

the use
where

front yards
of construction ;
s shall be

systems;
property owner's responsibility; vehicle and building
washing shall use hoses equipped with shutoff nozzles ;
no potable water to be used for sidewalk washing ; no
water

	

spillage

	

into

	

streets,

	

curbs,

	

and

	

gutters ;

	

no
emptying or refilling of swimming pools except for
structural

	

repairs

	

or

	

if required

	

for

	

public

	

health
regulations ; no fountains unless water is recycled withi n
the fountain ." (Water Resources Agency)

47 . WRSP001 - DRAINAGE NOTE (NON-STANDARD Submit a copy of the final map to the
Resources Agency for review

approval prior to recordation .
Water
and

Owner/

Applicant

Prior to
filing of
final map

WORDING)
A note shall be recorded on the final map stating :
"Impervious surface stormwater runoff shall be directed
to

	

the

	

stormwater

	

drainage

	

system .

	

Drainage
improvements shall be constructed in accordance wit h
plans approved by the Water Resources Agency ." Prior
to recordation of the final map, the applicant shall

62



Permi
t

011(1.

\iunhcr

11(t(~.
Number

provide
to be

(on(ittions

map

('rnn/rltutlcc' or

	

l(lleit(tritl~

	

I ctiutr s
to he pUJornlcd. II here alrpltcahlc, a
certified lrro/esa/onrll is required fo r

actlotl to he aec'epted.

T~c~c 1o11slide
l

1 arts' fr, r
C amp/lance

- 1 ailing

,-
crificatio n

of
C onllllialu• c
(7111111C','(1atCl

of . I1p/oral and or llitn,ation licasurcs (111( 1

the
recorded .

Rc~~°llrnlslhlc Lan d

Water Resource s
(Water Resource s

( .so 1)(Tar(nlcn t

Agency a copy
Agency)

of the

48 . WRSP002 - DRAINAGE & FLOOD CONTROL Submit the signed and notarized Owner/ Recorded
SYSTEMS

	

AGREEMENT
WORDING)
A homeowner's association,
be formed for the maintenanc e
facilities . Prior to filing the
and notarized Drainage
Agreement (Agreement) shall
Resources

	

Agency for
Agreement

	

shall

	

contain
drainage report to be prepare d
engineer .

	

The report shall
for review and approval no

(NON-STANDARD

CSD, or similar entity shal l
of roads and drainage

final map, a copy of a signed
and Flood Control Systems

be provided to the Wate r
review

	

&

	

approval .

	

The
provisions

	

for

	

an

	

annua l
by a registered civi l

be submitted to the Agency
later than August 15 of each

original Agreement to the Water
Resources Agency for review and
approval prior to recordation .

(A copy of the County's standard
agreement can be obtained at the
Water Resources Agency .)

Applicant concurrently
with the
final map

year . If the responsible party
after notice and hearing, fail s
or operate the drainage and
project, Monterey County
be granted the right by th e
and all portions of the
maintenance,

	

or

	

improvements .
Resources A gency s h a ll ha
for said repairs, maintenance ,
property owners upon their
shall be provided before
determine

	

the

	

appropriateness
Agreement shall be recorded
map . (Water Resources Agency)

identified in the Agreement,
to properly maintain, repai r

flood control facilities in th e
Water Resources Agency shal l

property owners to enter any
property to perform repairs ,

The County Wate r
ve th e r i g ht t o co ll ec t th e cos t

or improvements from the
property tax bills . A hearing
the Board of Supervisors to

of the

	

cost .

	

The
concurrently with the fina l

49 . WRSP003 - COMPLETION CERTIFICATION Submit a letter to the Water Owner/ Prior to
(NON-STANDARD WORDING)
Prior to issuance of any building permits, the applicant
shall provide the Water Resources Agency certification

Resources Agency, prepared by a
registered civil engineer or licensed
contractor, certifying compliance

Applicant issuance of
any building
permits
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Permit
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Niinther

titi « .

\tmiher

1
(nntlitiotts of Ipprorul am /

Responsible Lun d

from a registered civil enginee r
that the

	

stormwater

	

detention
constructed in accordanc e
Resources Agency)

()I _1J/ti iiion lleusures am/

(se I)rpnrlnieut

or licensed contractor
facilities

	

have

	

been
with approved plans . (Water

to b e

ierti/ieel

(umlIliunce

with approved

or alonitorin «

	

It /ion s

lrel/otille(l. I i here upp/icnh/c', a

professional is required foi '
ac thin to he atcepted.

drainage plan .

Responsible

Pal t v / o r
Compliunce

1lntin,

! crificutio n

of
Compliance

(mute dane)

Salinas Rural Fire District

50 . FIRE001- ROAD ACCESS Applicant shall incorporate Applicant Prior to
Access roads shall be required for every building when specification into design and or owner issuance of
any portion of the exterior wall of the first story is enumerate as "Fire Dept . Notes" on grading
located more than 150 feet from fire department access . plans . and/or
All roads shall be construieted to provide a minimum of building
two nine-foot traffic lanes with an unobstructed vertical permit .
clearance of not less than 15 feet . The roadway surface Applicant shall schedule fire dept. Applicant Prior to fina l
shall provide unobstructed access to conventional drive clearance inspection for each phase of or owner building
vehicles including sedans and fire apparatus and shall be development . inspectio n
an all-weather surface designed to support the impose d
load of fire apparatus (22 tons) . Each road shall have an
approved name . (Salinas Rural Fire District)

51 . FIRE002 - ROADWAY ENGINEERING Applicant shall incorporate Applicant Prior to
The grade for all roads shall not exceed 15 percent . specification into design and or owner issuance of
Where road grades exceed 8 percent, a minimum enumerate as "Fire Dept . Notes" on grading

e o f

	

fstructural roadway surfa c 0 .17

	

eet o f asp h a l t i c p lans . an d/or
concrete on 0 .34 feet of aggregate base shall be required. building
The length of vertical curves in roadways, exclusive of permit.
gutters, ditches and drainage structures designed to hold Applicant shall schedule fire dept . Applicant Prior to final
or divert water, shall not be less than 100 feet .

	

No clearance inspection for each phase of or owner building
roadway turn shall have a horizontal inside radius of less development . inspection
than 50 feet . A roadway
required to have an additional
A roadway turn radius of
have an additional 2 feet
turnarounds shall be require d
excess of 150 feet of surfac e

turn radius of 50 to 100 feet i s
4 feet of roadway surface .

100 to 200 feet is required to
of roadway surface . Roadway

on dead-end roads in
length.

	

The minimum

6 4
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,

11(, ast1res (111,1

(nnrp(hrncur

	

/onitnrim , .lcrlonc 	 ~

Responsible

Pain' for
I onlpllancc

liming

--, ! crlfiration

of
(omp(ial!t

(nanlc dare)

to he perfolnlc(L 11 her e
(citified pro/es sininr/is

tic bell In he accepted.

applicable. ( 1

reguiret/ fo r

turning radius for a turnaround shall be 40 feet from th e
center line of the road . If a hammerhead/T is used, th e
top of the "T" shall be a minimum of 60 feet in length .
(Salinas Rural Fire District)

52 . FIRE006 - DEAD-END ROADS (4)
For parcels greater than 20 acres, the maximum length o f
a dead-end road, including all dead-end roads accessed
from that dead-end road, shall not exceed 5280 feet . Al l
dead-end road lengths shall be measured from the edge o f
the roadway surface at the intersection that begins th e
road to the end of the road surface at its furthest point .
Where a dead-end road serves parcels of differing sizes ,
the shortest allowable length shall apply .

	

Each dead-end
road shall have turnarounds at its terminus and at n o
greater than 1320-foot intervals .

	

The minimum turning
radius for a turnaround shall be 40 feet from the cente r
line of the road . If a hammerhead/T is used, the top o f
the "T" shall be a minimum of 60 feet in length . (Salinas
Rural Fire District) .

Applicant shall incorporate
specification into design an d
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit.

Applicant shall schedule fire dept.
clearance inspection for each phase o f
development .

Applicant
or owner

Prior to fina l
building
inspection

53 . FIRE007 - DRIVEWAY S
Driveways

	

shall

	

not

	

be

	

less

	

than

	

12

	

feet

	

wide
unobstructed, with an unobstructed vertical clearance o f
not less than 15 feet.

	

The grade for all driveways shal l
not exceed 15 percent .

	

Where the grade exceeds 8
percent, a minimum structural roadway surface of 0 .17
feet of asphaltic concrete on 0 .34 feet of aggregate base
shall be required . The driveway surface shall be capable
of supporting the imposed load of fire apparatus (22
tons), and be accessible by conventional-drive vehicles ,
including sedans .

	

For driveways with turns 90 degree s
and less, the minimum horizontal inside radius of
curvature shall be 25 feet .

	

For driveways with turns
greater than 90 degrees, the minimum horizontal insid e
radius curvature shall be 28 feet . For all driveway turns ,
an additional surface of 4 feet shall be added .

	

All

Applicant shall incorporate
specification into design an d
enumerate as "Fire Dept. Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit .

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to final
building
inspection .
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liesportsihlo
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aCliur! t(r he accepted.
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(name (IW O

Permit
C und.

\runber

Viii'..
rnnhe r '

54.

55 .

driveways exceeding 150 feet in length, but less than 80 0
feet in length, shall provide a turnout near the midpoint
of the driveway. Where the driveway exceeds 800 feet,
turnouts shall be provided at no greater than 400-foot
intervals . Turnouts shall be a minimum of 12 feet wide
and 30 feet long with a minimum of 25-foot taper at both
ends. Turnarounds shall be required on driveways in
excess of 150 feet of surface length and shall long with a
minimum 25-foot taper ati both ends. Turnarounds shal l
be required on driveways in excess of 150 feet of surface
length and shall be located within 50 feet of the primary
building. The minimum turning radius for a turnaround
shall be 40 feet from the center line of the driveway . If a
hammerhead/T is used, the top of the "T" shall be a
minimum of 60 feet in length (Salinas Rural Fire
District)
FIRE008 - GATE S
All gates providing access from a road to a driveway
shall be located at least 30 feet from the roadway and
shall open to allow a vehicle to stop without obstructing
traffic on the road . Gate entrances shall be at least th e
width of the traffic lane but in no case less than 12 feet
wide. Where a one-way road with a single traffic lan e
provides access to a gat d entrance, a 40-foot turning
radius shall be used . Where gates are to be locked, th e
installation of a key box for other acceptable means fo r
immediate access by emergency equipment may b e
required.(Salinas Rural Fire District).
FIRE009 - BRIDGES
All new and reconstructed bridges shall be at least the
width of the roadbed and berms, but in no case less than
12 feet wide . Bridge width on all roads exceeding
tertiary standards shall noit be less than the width of the
two lanes with berms. All bridges shall be designed for

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit.

Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to fina l
building
inspection.

Applicant shall incorporate
specification into design an d
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
grading
and/or
building
permit .
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56 .

C'olulition ■ of .-tpproral and orllitii'atiott 1lcasuri an d

Xcsponrihle Land (sc 0t7artntctl t

HS 15-44 loading and have guardrails . Appropriate
signage, including but not limited to, weight ratings o r
vertical clearance limitations, and one-way road o r
single-lane road conditions, shall be provided at both
entrances to any bridge, One-lane bridges may b e
permitted if there is unobstructed visibility across th e
entire bridge, and turnouts are provided at both bridge
ends. The fire authority may impose more stringent
requirements for bridges.(Salinas Rural Fire District) .

FIRE010 -ROAD SIGNS
All newly constructed or approved roads and streets shal l
be designated by names or numbers, posted on sign s
clearly visible and legible from the roadway. Size of
letters, numbers and symbols for street and road signs
shall be a minimum 4-inch letter height, Y2-inch stroke ,
and shall be a color that is reflective and clearly contrast s
with the background color of the sign . All numerals shall
be Arabic. Street and road signs shall be non-
combustible and shall be visible and legible from bot h
directions of vehicle travel for a distance of at least 10 0
feet . Height, visibility, legibility, and orientation o f
street and road signs shall be meet the provisions o f
Monterey County Ordinance No . 1241. This section
does not require any entity to rename or renumber
existing roads or streets, nor shall a roadway providin g
access only to a single commercial or industrial
occupancy require naming or numbering . Signs required
under this section identifying intersecting roads, street s
and private lanes shall be placed at the intersection of
those roads, streets and/or private lanes . Signs
identifying traffic access or flow limitations (i .e ., weight
or vertical clearance limitations, dead-end road, one-way
road or single lane conditions, etc .) shall be placed : (a) at
the intersection preceding the traffic access limitation ;
and (b) not more than 100 feet before such traffic access

(lotnhlhtncc or llonilorin . Ictiau c

to he pct/orntcrl. JI'hcre applicah/c, a

ccrtiticd profCsstand/ tc 101/1/ ired fi r

action lu be a0Ceptcd.

Applicant shall schedule fire dept.
clearance inspection

Applicant shall incorporate
specification into design an d
enumerate as "Fire Dept . Notes" on
improvement plans .
Applicant shall schedule fire dept.
clearance inspection for each phase o f
development .

Re Sponsib/C

Party fol .
( OnplianCl'

Applicant
or owner

Prior to fina l
building
inspection .

Applicant
or owner

Prior to
filing of
final map .

Applicant
or owner

Prior to
issuance of
building
permit(s) for
develop-
ment on
individual
lots within
the phase of
the subdivi-
sion.

67
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Responsible
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(natlledate )
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--
Conditions of

	

ti,pl'ol'al anti or atilt"a11all

	

llt'lrsllrc's (111(1.

Responsible Lam/

	

se Pei,arllnen 1

limitation .

	

Road, street and private lane signs require d
by this article shall be installed prior to final acceptance
of road improvements by the Reviewing Fire Authority .
(Salinas Rural Fire District)

57 . FIRE011- ADDRESSES FOR BUILDING S
All buildings shall be issued an address in accordanc e
with Monterey County Ordinance No. 1241 .

	

Each
occupancy, except accessory buildings, shall have its
own permanently posted

	

address .

	

When multiple

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance of
building
permit .

Applicant shall schedule fire dept . Applicant Prior to final
occupancies

	

exist

	

within

	

a

	

single

	

building,

	

each
individual occupancy shall be separately identified by it s
own

	

address .

	

Letters,

	

numbers

	

and

	

symbols

	

for
addresses shall be a minimum of 4-inch height, 1/2-inch
stroke, contrasting with the background color of the sign,

clearance inspection or owner building
inspectio n

and shall be Arabic .

	

The sign and numbers shall b e
reflective and made of
Address signs shall be place d
and at each driveway split .
visible from both direction s
all cases, the address shal l
construction and shall b e
signs along one-way roads
directions of travel .

	

Where
required at a single driveway ,
single sign. Permanent addres s
prior to requesting final clearance .
District)

a noncombustible material .
at each driveway entranc e

Address signs shall be and
of travel along the road . In

be posted at the beginning of
maintained thereafter . Addres s

shall be visible from both
multiple addresses are

they shall be mounted on a
numbers shall be posted

(Salinas Rural Fire

58 . FIRE016 - SETBACKS
All parcels 1 acre and la
30-foot

	

setback

	

for

	

ne
rger shall provide a minimu m
w

	

buildings

	

and

	

accessory

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans .

Applicant
or owner

Prior to
issuance o f
grading
and/or
building
permit.

buildings from all property
road .

	

For parcels

	

less
modification standards o r
imposed by the local fire jurisdiction
practical effect . (Salinas Rural

lines and/or the center of the
than

	

1

	

acre,

	

alternate fuel
other requirements may b e

to provide the same
Fire District)

Applicant shall schedule fire dept.
clearance inspection

Applicant
or owner

Prior to final
b u ildi ng
inspectio n

68



\lmlbel

/Lyons/hie
Party JOr

Compliance

1 linin gConditions of lpproral and or Iliti,atioll aleasures and

Recponsih/ Land Lsc Department

Compliance or llon/torin, I ction c

to he pcrtorlnc(L I f /icre applicable, a
certified professional is required for

action to he accepted.

critic (Ilionf

( on/p/lance

(name date )
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59 . Applicant shall schedule fire dept .
clearance inspection

Applicant
or owner

Prior to fina l
building
inspectio n

60 .

61 .

FIRE017 - DISPOSAL OF VEGETATION AND
FUELS
Disposal, including chipping, burying, or removal to a
landfill site approved by the local jurisdiction, o f
vegetation and debris caused by site development and
construction, road and driveway construction, and fue l
modification shall be completed prior to final clearanc e
of the related permit.(Salinas Rural Fire District) .
FIRE018 - GREENBELT S
Subdivisions and other developments, which propos e
greenbelts as a part of the development plan, shall locate
said greenbelts strategically as a separation between
wildland fuels and structures . The locations shall b e
approved by the Reviewing Authority . (Salinas Rura l
Fire District) .
FIRE022 - FIRE PROTECTION EQUIPMENT &
SYSTEMS - FIRE SPRINKLER SYSTEM -
(HAZARDOUS CONDITIONS)
The building(s) and attached garage(s) shall be full y
protected with automatic fire sprinkler system(s) .
Installation shall be in accordance with the applicable
NFPA standard . A minimum of four (4) sets of plans fo r
fire sprinkler systems must be submitted by a California
licensed C-16 contractor and approved prior t o
installation. This requirement is not intended to delay
issuance of a building permit . A rough sprinkler
inspection must be scheduled by the installing contracto r
completed prior to requesting a framing inspection . Due
to substandard access, or other mitigating factors, smal l
bathroom(s) and open attached porches, carports, and
similar structures shall be protected with fire sprinklers .
(Salinas Rural Fire District) .

Applicant shall schedule fire dept.
clearance inspection for each phase o f
development .

Applicant
or owner

Prior to
filing of
final map .

Applicant shall enumerate as "Fir e
Dept. Notes" on plans .

Applicant
or owner

Prior to
issuance of
building
permit .

Applicant shall schedule fire dept .
rough sprinkler inspection

Applicant
or owner

Prior t o
framing
inspection

Applicant shall schedule fire dept .
final sprinkler inspection

Applicant
or owner

Prior to final
building
inspection
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62 . FIRE027 - ROOF CONSTRUCTION - (VERY HIGH
HAZARD SEVERITY ZONE )
All new structures, and all existing structures receivin g
new roofing over 50 percent or more of the existing roof
surface

	

within

	

a

	

one-year

	

period,

	

shall

	

require

	

a
minimum of ICBO Class A roof construction .

	

(Salinas
Rural Fire District) .

Applicant shall enumerate as "Fire
Dept . Notes" on plans .

Applicant
or owner

Prior t o
issuance of
building
permit .

63 . FIRESP001 - NON-STANTARD CONDITION -
ROADWAY & WATER SYSTEM ENGINEERIN G
PLANS
Roadway and water system improvement plans shall b e
submitted and approved by the Salinas Rural Fire District
prior to the approval of the subdivision final map .
(Salinas Rural Fire District) .

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans, submit plans to the Fire
District, and obtain Fire District
approval.

Applicant
or owner

Prior to
approval of
final map .

64 . FIRESP002 - NON-STANDARD CONDITION -
ROADWAY MAINTENANCE AGREEMEN T
The roadway maintenance agreement shall be execute d
and recorded . (Salinas Rural Fire District) .

Applicant shall submit to the Fire
District an executed and recorde d
copy of the roadway maintenanc e
agreement .

Applicant
or owner

Prior to
approval of
final map .

65 . FIRESP003 -NON-STANDARD
HYDRANTS AND FIRE
protection shall be provided
Salinas Rural Fire District
following requirements :
a .

	

FIRE FLOW -

	

Pursuant

CONDITIONS -
FLOW- Hydrants for fir e
at locations approved by th e
and shall conform to the

to California Fire Code

Applicant shall incorporate
specification into design and
enumerate as "Fire Dept . Notes" on
plans, submit plans to the Fire
District, and obtain Fire District
approval .

Applicant
or owner

Prior to
approval of
final map .

Appendix B, the minimum fire flow requirement for on e
and two-family dwellings is 1,000

	

gallons per minut e
with

	

a residual pressure of 20

	

psi under normal
operating conditions for la duration of

	

2 hours .

	

Fire
flow for one-and two-family dwellings protected with

Applicant shall have improvements
installed, and shall obtain fir e
department approval, test and
acceptance of the water system
improvements .

Applicant
or owner.

Prior to
issuance of
building
and/or
grading

automatic fire sprinkler systems may be reduced to 50 0
gallons per minute with a residual pressure of 20 ps i
under normal operating conditions for a duration of 2
hours .
b .

	

TIMING OF INSTALLATION - Approved fire

permit.

7 0
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to he petyotwted. II here applicable, a

certified protessional is required /o r

action to he aceeptc'd.

I c'rificntin nt f

( omj~liitnee

(n atm'd ate )

protection water supply systems must be installed and
made serviceable prior to the time of construction .
c. HYDRANT/FIRE VALVE (ADDITION) - Ne w
hydrant(s) shall be installed .
d. HYDRANT/FIRE VALVE (LOCATION) - The
hydrant(s) or fire valve(s) shall be 18 inches above
grade, 8 feet from flamm ble vegetation, not closer tha n
4 feet and not further than 12 feet from a roadway, and
in a location where fire apparatus using it will not bloc k
the roadway.
e. FIRE HYDRANTS - Hydrants shall be installed in
accordance with spacing set forth in California Fire
Code Appendix B and in accordance with the following
specifications :
1. HYDRANT SIZE The hydrant shall have a

minimum of two (2) 2-1/2 inch outlets NST and one
(1) 4-1/2 inch outlet NST. The riser shall be a
minimum of six (6) inches and shall be wet barrel
type with a coefficient of 0 .9 .

2. SIGNING OF WATER SOURCES - Hydrant or fir e
valve identification may be allowed as specified in
the State Fire Marshal's Guidelines for Fire Hydrant
Markings Along State Highways and Freeways ,
May 1988 .

(Salinas Rural Fire District) .

MITIGATION MEASURE S

Aesthetics and Visual Resources

66 . MM
3.1-1

ApplicantPrior to recording the Final Subdivision Map, the projec t
applicant designate the knoll located along the easter n
boundary of Lot #1 as a "scenic easement ." The Fina l
Subdivision Map shall identify the areas within a "sceni c
easement" and note that no development shall occur

Project applicant shall submit draft
subdivision map to the RMA-
Planning Department that designate s
the knoll located along the eastern
boundary of Lot #1 as a "scenic

Prior to the
recordatio n
of the Final
Subdivision
Map

7 1
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dill, .

~nnther

.Conditions o/ Ipprorul and or aliti :'ation lleaslue's and

Responsible I and t se Department

Compliance or 1[onltoriio

	

Icnons

to he performed. 11 here applicable, a

(ertifiell professional is required fo r

(![1101! 10 bc' (C'LL'pted.

hesponsihl c

1'artl' fo r
('otnpll(Itlc'('

Tlining

1 c'rificalie n

of
(olnllli(lnr(

(namt'datt' )

within

	

the

	

areas

	

designated

	

as

	

"scenic

	

easement . "
(RMA-Planning Department)

easement"; and note in the map that
areas within a "scenic easement" ar e
not to be developed .

67 . MM Prior to recording the Final Subdivision Map, Monterey Project applicant shall submit draft Applicant Prior to the

3.1-2 County Planning Department shall require that the subdivision

	

map

	

to

	

the

	

RMA- recordatio n
project applicant designate
30 percent as "scenic easements "
Policy 26 .1.10 of the Monterey
except where roadway
alternative .

	

This includes
slopes

	

within

	

the

	

1 7
Subdivision Map shall identify
easement" and note that
within the

	

areas

	

designated
(RMA-Planning Department)

all land that exceeds slopes o f
in accordance with

County General Plan ,
improvements have no other

land exceeding 30 percent
residential

	

lots .

	

The

	

Fina l
the areas within a "scenic

no development shall occur
as

	

"scenic

	

easement ."

Planning Department that designate s
all

	

land

	

exceeding

	

slopes

	

of 3 0
percent as "scenic easements", excep t
where roadway improvements have
no other alternative .

of the Final
Subdivision
Map

68. MM To further reduce the potential visibility of residential The project applicant shall designate Applicant Prior to
3 .1-2b development from comml n viewing areas, Toro Park, building envelopes on each proposed recording the

BLM public lands and State Route 68, prior to recordin g
the Final Subdivision Map , the project applicant shall

lot to define the building area . Final
Subdivisio n

designate building envelopes on each proposed lot t o
define the building area . The building envelopes shall b e
selected to minimize grading, avoid vistas that have a
direct line of site to State Route 68 to the maximu m
extent

	

feasible

	

and

	

preserve

	

existing

	

screening
vegetation .

	

These shall be subject to review an d
approval by the RMA-Planning Department. (RMA -
Planning Department)

Map

69 . MM In order to preserve the visual character of the project The project applicant shall record Applicant Prior to the
3.1-2c site and surrounding area, the project applicant shall design standards on the title for all recordatio n

prepare design standard s
titles for all of the parcels .
development, architectural
These shall include the followin g
a) use of natural materials ,

that shall be recorded on the
These shall apply to all sit e
design and landscape plans .

elements :
simulated natural materials,

parcels on the project site . of the Title

72



Responsihl e
Partt• fo r

C am pltatIC

eriftc atio n
of

Compliant e

Marne date )

Air Quality

C'ondilioila o/ lpproral and Or 11itigatiutl ,llc'aSurc'c a2 d

Responsihlc' Land 1 se Departmen t

texturing and/or coloring that will be used for all
walkways, patios, and buildings .
b) Use of rolled curbs for areas where curbs may b e
required ;
c) Substantial use of vegetative screening using a nativ e
drought tolerant plant palette to obscure off-site view;
d) Re-planting with nativeli grasses and vegetation of any
roadways serving the subdivision and individual parcels ;
and
e) A planting plan shall be submitted to the RMA-
Planning Department for review and approval prior to th e
approval of grading plans for creation of subdivisio n
roadways . A planting plan shall be submitted as part o f
the Design Review approval process for each residentia l
lot . (RMA-Planning Depa rtment)
Prior to issuance of building permits or grading permits ,
whichever occurs first, for subdivision improvements an d
the construction of residences on lots proposed on the
project site, Monterey Co

u
nty Planning Department shal l

require that the project applicant prepare and submit for
review and approval a detailed lighting plan that
indicates the location, type, and wattage of all light
fixtures to be installed on the project site and include
catalog sheets for each fixture . The lighting plan shall
comply with the requirements of the California Energy
Code set forth in California Code of Regulations, Title
24, Part 6 . The lighting plan shall be consistent with
Section 18 .28 of Monterey County Code, to minimize
glare and light spill . All external lighting shall be
indicated on project improvement plans, subject t o
review and approval by the County of Monterey . (RMA-
Planning Department)

Compliance or 1lenilorill l ethat s

to he performed. It 1u:re applicable, a
required fi reerti/ic'7/proles sion(ll I S

action to he accepted.

Permit

unifier

11111,.

Numbe r

70 . MM
3.1-4

The project applicant shall submit
planting plan to the RMA-Plannin g
Department for review and approval .

Project applicant shall submit
detailed lighting plans to the RMA-
Planning Department for review and
approval .

Owner/
Applicant/
RMA
Planning

Prior to
Grading
Permit
Approval for
roadways and
during design
review for
each
residential
lots .

Owner /
Applicant

Prior to
issuance of
building or
grading
permits ,
whichever
occurs firs t

7 3



onditiorrs of {pproral and-'()I Wit/gat/on Ileasutes an d
Responsible Laud (se Department

Compliance or 1/onitorin ,ti tctiorr s
to be per/orinctl. Or here applicable, a
certified professional is rcmuired fo r

acnnrr to he accepted.

rificatirn r
o f

Cornplirurce
(name date )

MM
3.2-l a

71 . During construction activities, Monterey County
Planning Department shall require that the project
applicant implement best available control measures
(BACM) to reduce airborne particulate matter, as
recommended by the MBUAPCD and in accordance with
Policy 20.2.5 of the Monterey County General Plan .
BACM typically recommended by the MBUAPC D
include, but are not limited to, the following :
• Water all active construction areas at least twice

daily. Frequency should be based on the type of
operation, soil and wind exposure ;

• Prohibit all grading activities during periods of hig h
wind (over 15 mph) ;

• Apply chemical soil stabilizers on inactive
construction areas (disturbed lands within
construction projects that are unused for at least four
consecutive days);

• Apply non-toxic binders (e .g., latex acrylic
copolymer) to exposed areas after cut and fil l
operations and hydroseed areas ;

• Cover all trucks hauling soil, sand, and other loose
materials and require all trucks to maintain at least 2
feet of freeboard;

• Plant vegetation ground cover in disturbed areas a s
quickly as possible ;

• Sweep daily, with water sweepers, all paved acces s
roads, parking areas and staging areas at
construction sites ;

• Sweep streets daily, with water sweepers, if visible
soil materials are with onto adjacent public
streets ;

• Plant tree windbreaks on the windward perimeter of
construction project if adjacent to open land ;

Project applicant shall submit a
grading plan to the RMA-Plannin g
Department noting best available
control measures for minimizing
PMlo emissions .

The requirements of MM 3.2-la shall
be implemented, during constructio n
by the contractor.

Responsible
Party for

	

"liming
Compliance

Applicant

Contractor

Prior to
issuance of

grading
permit s

During
Construction

7 4



Respunsihle
Part' fur

(`onipliancc
limin g

Applicant

Contractor

Prior to
obtaining
grading
permit s

During
grading and
construction
activities

Project applicant shall submit a
grading plan to the RMA-Planning
Department that demonstrates how
the best available control measures
for controlling ozone precursors
(NOx and ROG), SOx, CO, and othe r
toxic air contaminate emissions wil l
be implemented during grading an d
construction of the project .

Contractor shall be responsible fo r
implementing the approved plan to
ensure control of ozone precursor s
(NOx and ROG), SOx, CO, and othe r
toxic air contaminate emissions .

Conditions of-Ipprora/ andof lliti;ation 11c'asurc'c anti
Rc'sponsihlc' Land l 'sc Dejuarnuen t

• Cover inactive storage piles ;
• Install wheel washers at the entrance to constructio n

sites for all existing trucks ;
• Pave all roads on construction sites ;
• Post a publicly visible sign which specifies th e

telephone number acid person to contact regardin g
dust complaints ; and

• Limit areas of active disturbance to no more than
2.2 acres per day for initial site preparation activitie s
that involve extensive earth-moving activitie s
(grubbing, excavation, rough grading), or 8 .1 acres
per day for activitieIls that involve minimal earth
moving (e .g ., finish grading) .

(RMA-Planning Department)

During construction activities, Monterey Count y
Planning Department shall require that the project
applicant implement best available control measure s
(BACM) to reduce toxic air contaminants, a s
recommended by the MBUAPCD and in accordance with
Policy 20 .2.5 of the Monterey County General Plan .
BACM typically recommended by the MBUAPCD
include, but are not limited to, the following :

• Limit the hours of operation and quantity of heav y
duty equipment in use at one time;

• Use gasoline-powered equipment in lieu of diesel
powered equipment as much as possible ;

• Use PuriNOx emulsified diesel fuel in existing
engines ;

• Modify engine with ARB verified retrofit ;
• Repower heavy equipment with current standard

diesel technology or CNG/LNG technology ;
• Limit the area under construction at any one time .

Water all active construction areas at least twice

Compliance or •llotritorin . lctiou s
to he perfr7rme(/. If hcrc applic•ahlc. a
cervi/Icrl pr<~fc~csiunul is reiluired /o r

action to he arc opted.

rificatlon

(7nnpliuncc
(nanlc'%c/iltc' )

f lui'.
Number

72 . MM
3 .2-lb

75



11hi,.

	

Conlitiotls of 1pproral /111(1 (1/ 111t//.,'dtiOi/ lleastlres an d

\1M/her '

	

Responsible Land ('se I)epartnlent

Compliance or tlonitornlti talons'
to he per/ornled. II here applicable, a

certl/iecdprofessional is required fo r
rie1ol1 to he aee epted.

rifleation
of

(omplian' e
(name date)

I'c'rmit
( ond.

\u,nher

Rcvpon sink'
Parts' fo r

C'ompliallce
Timing

daily ;
• Prohibit grading activities when winds exceed 1 5

miles per hour ;
• Apply chemical soil stabilizer on inactive

construction areas that are unused for at least fou r
consecutive days ;

• Apply non-toxic binders to exposed areas after cu t
and fill operations and hydroseed area;

• Haul tracks shall maintain at least 2'0" of freeboard ;
• Cover all trucks hauling dirt, sand, or loose

materials ;
• Plant vegetative ground cover in disturbed areas a s

soon as possible ;
• Cover inactive storage piles ; and
• Post a publicly visible sign which specifies th e

telephone number and person to contact regardin g
dust complaints . This person shall respond to
complaints and take] corrective action within 4 8
hours . The phone number of the Monterey Bay
Unified Air Pollution Control District shall also be
visible to ensure compliance with Rule 40 2
(Nuisance) .

(RMA-Planning Department)

Biological Resources

Prior to issuance of building or grading permits ,
whichever occurs first, for subdivision improvements, the
project applicant shall submit for review and approval a
pre-construction survey report. The pre-constructio n
survey shall be prepared in consultation with a qualifie d
biologist to summarize additional pre-constructio n
focused plant surveys to be conducted in April and July
to confirm the presence or absence of special statu s
plants during the blooming period to reduce the potentia l

MM
3.3-la

73 . Project applicant shall contract with a
qualified biologist to conduct a pre-
construction survey in April and July
to determine the presence of specia l
status-plant species . The focused
plant survey shall be subject to
review and approval by the RMA-
Planning Department

Applicant/
Qualifie d
Biologist

April an d
July , prior to
issuance of
grading /
building
permit

7 6



Permit
Coml.

.\ limber

C7ui1hliancc or Ilonitoring I ctiott c

to he per/ormed. 11 here applicable, a

certified professional is required for
attiOn to he aeccpterl .

RCShonsihle
Party for

L onrpliancc'

I erification

Co/Alliance'
(na,][c date' )

litig.

	

Conditions of Ipproral and or ;lliti~ritiati alcanue ■ and

Number

	

Responcih/e Land 1 'se Departmen t

loss of these species. These species are listed in Table
3.3-3, Additional Pre-Construction Focused Plan t
Surveys of the DEIR. If no individuals are observed, no
further action is required. If individuals are found a
report shall be prepared detailing the species potentially
affected by the proposed project and the appropriate
mitigation measures to reduce the loss of individuals ,
including siting development to minimize disturbance or
removal of special status plant species . Informal
consultation with CDFG/ SFWS may be required . If
Monterey spineflowers are found, informal consultation
with USFWS shall be required . Mitigation may include
but not be limited to avoidance of populations,
restoration, maintenance, and enhancement and obtainin g
an Incidental Take Permit from the USFWS an d
notification with the CDFG . (RMA-Planning
Department)

Damage to Monterey Manzanita (Arctostaphylos
montereyensis) shall be avoided or replaced during
construction If the approximate locations of the hom e
sites change within Lots #2 and #13, the project applicant
shall hire a qualified biologist to cultivate stock of
Monterey Manzanita plants from existing plants locate d
within these lots . The individual Monterey Manzanita
plants removed from within Lots #2 and #13 shall b e
replaced at a 3 :1 ratio within undeveloped areas of Lots
#2 and #13 using stock collected by qualified biologist .
(RMA-Planning Department)

If locations of home sites within Lots
#2 and #13 change, the applicant
shall contract with a qualified
biologist to remove and preserve
stock of Monterey Manzanita plants
located within the area of disturbance

Timing

Project applicant shall submit a
biological report that identifies the
species potentially affected an d
appropriate mitigation measures to
reduce loss of special status plants t o
the RMA- Planning Department for
review and verification of compliance
with MM 3.3-la .

If Monterey spineflower is found o n
the project site, the CDFG/USFW S
shall be consulted and appropriat e
permits as needed obtained .

74 . MM
3 .3-lb

Project applicants for Lots #2 and
#13 shall contract with a qualifie d
biologist to prepare a plan that
demonstrates how avoidance and/o r
replacement of Monterey Manzanit a
will occur during grading and
construction of the project. The plan
shall be submitted to the RMA-
Planning Department for review and
approval .

Applicant/
Qualifie d
Biologist

Prior to
issuance of
grading
and/or
building
permit fo r
lots #2 and
#13

7 7



/'crulit
C on".

:Anlllhel'

tliti".
Numher

(olllplhmce or llolliturhit;

	

lc thin s
to he pcerforlncd. If here' upplicclblc, it
ccrti/ic'd professional is rc'i uire'd fo r

at 11011to he (IC c(pted .

Rego uihl L

1'w i fo r
( oinplnllll

Iliniii

I

	

i/ic(aiul t
of

(unrp/iculce
Inunlc"drat ')

(oxditions of 1 pp/oral and or lliti~'iltiull 11casurc~s an d
Responsible Land C . se 1)ep(trnurllt

and

	

the

	

preserved

	

Monterey
Manzanita plants shall be replaced at
a 3 :1 ratio within undeveloped areas
of lots #2 and #13 .

75 . MM Prior to issuance of building permit, Monterey County Project

	

applicant

	

shall

	

submit

	

to Applicant/ Prior to
3.3-2a Planning Department sh

applicant

	

submit

	

fo r
comprehensive landscape

all

	

require

	

that

	

the

	

project
review

	

and

	

approval

	

a
plan prepared in consultation

RMA-Planning

	

Department

	

a
landscape design plan prepared by a
qualified botanist that complies with
the requirements ofMM 3.3-2a.

Qualified
Botanist

issuance of
building
permit

with a qualified botanist .
invasive and non-native p l
native species requirin g
pesticides, or fertilizers a
species from local sources

The plant list shall exclude any
ants and emphasize the use of

minimal irrigation, herbicides ,
nd are drought-tolerant native
. Drought-tolerant non-native

species may be used if
invasive . (RMA-Planning

they are known to be non-
Department)

76. MM Prior to final inspection of grading permit for subdivision Project

	

applicant

	

shall

	

submit

	

a Applicant/ Prior to
3 .3-2b improvements, Monterey

shall

	

require

	

that the

	

project
introduction of non-native;
re-vegetation of denuded ,
harvested from areas proposed
appropriate seed mixes .
contain native species of
native species are within
known not to be invasiv e
shall contain species known
native, invasive species .
landscaped disruption and
project

	

applicant

	

shall
ecologist annually monitor
i nvas i ve p l an t spec i es, e s
period of three years and provide
report to Monterey County
Planning Department)

County Planning Department
applicant

	

control the
invasive plants through rapi d
areas with plants and see d

for development or other
The seed mix selected shal l
local genetic stock .

	

If non-
the mix, the species must be
or persistent.

	

The seed mix
to compete well against non-

In areas of re-vegetation, non -
adjacent to landscaping, the

have

	

a botanist or resource
for non-native species and

pec i a ll y F renc h b room, for a
an annual written status

Planning Department . (RMA-

grading plan to the RMA- Planning
Department

	

that

	

details

	

the

	

re -
vegetation plan for denuded areas .

Project applicant shall plant denude d
areas with local genetic stock plants
and seed prior to final inspection o f
grading permit .

In

	

areas

	

of

	

re-vegetation,

	

the
applicant

	

shall

	

contract

	

with

	

a
qualified

	

botanist

	

or

	

resourc e
eco l og i s t t o su b m it to the RMA-
Planning Department annual report s
for three years, to monitor and inspect
surrounding

	

landscaped

	

area s
adjacent

	

to

	

re-vegetated

	

areas

	

to

Qualified
Botanis t
or
Resource s
Ecologist .

Applicant

Applicant

issuance of
grading
permit for
subdivision
improvements

Prior to final
inspection o f
grading
permit .

Annua l
reporting fo r
a period of 3
years from
re-vegetatio n

78



Permit

Con /.

\ umbel

1litig .

\11uhe1

77. MM
3.3-2c

78. MM
3.3-2d

79 . MM3 .
3-3a

I critica/ion
o f

( ofttpliattc c
(tuuue.'dab! )

Conditions of .-ipproral anclor llitimtiou Measures an d

Responsible Land Lse l)epnrvtuen t

Monterey County Planning Department shall require that
the project applicant consult with a qualified botanist t o
develop CC&Rs that describes the native flora and faun a
and provides guidelines for homeowners to follow which
limit disturbance of native habitat . Said CC&Rs shall be
recorded with the final map for each parcel created b y
the Final Subdivision Map . (RMA-Planning
Department)

Prior to issuance of building or grading permits ,
whichever comes first, the Monterey County Planning
Department shall require that the project applicant t o
design the proposed development on the project site so
that homesites, landscapeid areas and outbuildings are
located a minimum of 75 feet to 100 feet from the activ e
drainage channels to avoild filling or disturbing natura l
drainage courses . In the event that disturbances canno t
be avoided (culverts, storm drain outfalls, etc .), the
necessary permits from the California Department o f
Fish and Game (CDFG) through section 1600 of the Fish
and Game Code and/or the U.S. Army Corps of
Engineers (USACE) through Section 404 of the Clea n
Water Act may be requird . Necessary permits and/o r
authorizations should be obtained from appropriate
regulatory agencies prior to any activity that might
encroach on drainage 'channels . (RMA-Planning
Department)

Prior to the issuance of grading and/or building permits ,
whichever comes first, the project applicant shall submi t
for review and approval a Final Forest Management Plan ,
prepared by a qualified forest manager, that minimize s
the removal of coast live oak (Quercas agrifolia) trees in

omplianc or 1/onitorin ,c short s

to he pertolt Lul. U here applicable, a
certi/ied professional is required fo r

nation to he cepted.

ensure no non-native and invasive
plant species are growing .

Project applicant shall submit a draft
subdivision map that notes
conditions, covenants and restrictions
(CCRs) prepared in consultation with
a qualified botanist, describing the
native flora and fauna and provides
guidelines for homeowners to follow
to limit disturbance of native habitat .

Submit subdivision map that
identifies all active drainage channel s
to the Monterey County Planning
Department .
Applicant shall consult with an d
obtain necessary permits from CDF G
and the for those lots that propose
development within 100 feet of active
drainage channels

Project applicant shall submit a Final
Forest Management Plan that ha s
been prepared by a qualified forester
and complies with MM 3.3-3a, MM
3.3-3b, Section 21083 .4 of the CEQA

Responsible
Parts' /o r

Compliance

Timing

Applicant/
Qualified
Botanist

Applicant

Applicant/
Qualifie d
Forester

Prior t o
recordation
of Final
Subdivision
Map

Prior to
recordatio n
of Final
Subdivision
Map

Prior to
issuance of
building or
grading
permits ,
whichever
occurs first .

Prior to
issuance of
grading /
building
permit

79



Permit ~ Viii,.Cond .

	

\ttuthcr
\tutther

C'ontplianee or alonilorin .-I ctiott s
to he perforntc(L If here app/h aide, a
certified professional is required for

action to he accepted.

t rifrc'alion
ref

Conq~liauc' e
date)

Guidelines, and the Fores t
Management Plan prepared in Jun e
2001 .

Project applicant shall submit a Final
Forest Management Plan that has
been prepared by a qualified forester
that identifies and mitigates for oak
tree removal in accordance with
Section 21 .64.260 of the Montere y
County Zoning Ordinance an d
Section 21083 .4 of the CEQA
Guidelines .

Applicant/
Qualified
Forester

Prior to
issuance of
building or
grading
permit .

Responsible ;
party fo r

Compliance
"limingConditiotts of l pproral rind or :ljiti'alion Veaswes an d

I?esjtoasihlc land I se l)eparltnen l

accordance with the recommendations in Section
21083 .4 of the CEQA Guidelines and the Forest
Management Plan that was prepared for the proposed
project by Staub Forestry and Environmental Consulting
in June 2001 . A professional forest manager shall
identify where trees can be retained and establish
conservation easements, trees that need pruning, areas
that require keyed fills, etc . All recommended pruning
shall be performed by a qualified arborist or other tre e
professional and occur Prior to commencement o f
grading . The Final Forest Management Plan shall b e
subject to review and approval by the Monterey Count y
Planning Department prior to issuance of grading
permits . (RMA-Planning Department)
Prior to the issuance of grading and/or building permits ,
whichever occurs first, the project applicant shall submit
a Final Forest Management Plan for review and approva l
by Monterey County Planning Department as required in
mitigation measure MM 3 .3-3a. The Final Forest
Management Plan shall include a monitoring plan that
accurately identifies the number and acreage of oak tree s
five inches in diameter at breast height to be remove d
during construction and the replacement of these oak
trees on a 3 :1 basis as a means of promoting 1 :1 tree
replacement in compliance with Section 21 .64.260 of the
Monterey County Zoning Ordinance and Section 21083 . 4
of the CEQA Guidelines . Tree replacement on residential
lots shall occur as space permits and may not excee d
more than one tree per 10 foot by 10 foot block o f
available space . If a specific lot does not allow for
replanting of trees, the project applicant shall have a
qualified forester identify an alternate location fo r
replanting on the project site . Tree replacement for
infrastructure tree removals shall be placed within any
scenic easements and/or the portion of the "Remainde r

80 . MM
3.3-3b

8 0



Permi t
( 'am/.

lumber '

11iti~':
~'

\umber
Conditions of 1pproyal rurc/irr Viti :anon measures ana l

/ieslrnusihlc' Land 1. se Department

(hngdiancc or 1Lnlitcrim

	

Ict/urts

to he pcrforvued. II here applicable ,
ccrti/iea professiinlil/ is required fo r

action to he accepted.

n
Responsible

Patty fa t
(omplranc c

Lllll/ll u

!'crificaliru l
of

('onrp/irrnc c
(wattle-(/tilt' )

Parcel" that
Parks District
All trees shal l
agrifolia) trees
grown from
than five
preferred to
the project
monitored
after planting .
a

	

qualified
horticulturalist,
approval
Department.
In addition,
the Oak Woodlands
under subdivision
Game Code,
woodlands
paragraph
guidelines
Board. The
from the Oak
the mitigation
contribution
shall be determined
in the Oak
prepared
Management
(RMA-Planning

would be dedicated
as an extension
be replaced
obtained from

local native seed
gallons, with

increase chances
conditions .

and maintained

to the Monterey County
of the adjacent Toro Park .

with coast live oak (Querca s
onsite sources or should b e
stock in sizes not greater

one gallon or smaller bein g
of successful adaptation t o

Replacement trees shall be
for a minimum of seven years

Applicant/
Qualifie d
Forester

Applicant/
Owner

Annual
monitorin g
for a period
of seven
years

Prior to
issuance of
building/grad
ing permit.

Annual monitoring plan report shal l
be submitted to the RMA-Planning
Department for a period of seven
years from the date of replanting .

The monitoring plan shall be prepared by
professional

	

forester,

	

arborist,

	

or
and shall be subject to review an d

by

	

the

	

County

	

of Monterey

	

Planning

the owner/applicant shall contribute funds to
Conservation Fund, as establishe d

(a) of Section 1363 of the Fish and
for

	

the

	

purpose

	

of purchasing

	

oak
conservation easements, as specified under

(1) of subdivision (d) of that section and th e
and criteria if the Wildlife Conservation

owner/applicant shall not receive a grant
Woodlands Conservation Fund as part o f

for the project .

	

The amount of th e
to the Oak Woodlands Conservation Fun d

according to the procedures set forth
Woodland Impact Decision Matrix-200 8

by the UC

	

Integrated Hardwood Range
Program .

Department)

Owner/Applicant

	

shall

	

contribute
funds

	

to

	

the

	

Oak

	

Woodlands
Conservation Fund .

81 . MM The applicant shall prepare for review and approval Project applicant shall submit a draft Applicant/ Prior to
3.3-3c Covenants, Conditions, and Restrictions (CC&Rs) in

consultation with a qualified professional forester, that
subdivision map noting conditions, Qualified

Forester
recordation
of Finalcovenants and restrictions (CCRs),

shall include oak tree protection measures as outlined ini
the Forest Management Plan (Staub Forestry and

prepared

	

in

	

consultation

	

with

	

a Subdivision
Mapqualified

	

forester,

	

that

	

incorporate

8 1



1'e r(nil
Cond.

\ umbel
Ntlnlher

(nu/Mons o1 .lpprol'al and of lliti r ation lleasnrec and

(onl/)liancc or I/on/torhtg lc 'ion s

to he performed. If here applicable, (r
ccrli/ied profe viona/ iy rejui ed fo r

(letup to bc' (lccepted.

Rey) on ■ /hi e
Path fo r

(`onlpliance

liming

on/itatio n

of
(onlltlianec

(11a/llc' date )
Responsible Land l sc Departmen t

Environmental Consulting 2001) on individual lots as
part of future home construction to minimize the damage

oak

	

tree

	

protection

	

measures

	

the
Forest Management Plan (2001) for
individual

	

lots

	

as

	

outlined

	

to
minimize the damage to oak trees and
ensure successful replanting .

to oak trees and ensure successful replanting.

	

These
measures

	

shall

	

include,
following :

but not be limited to the

•

	

Around each group of trees to be preserved within a
construction area, a
high visibility plasti c
metal stakes shall be

boundary of snow netting of
fencing supported by wood or
placed along the approximat e

dripline

	

of such protected
construction project boundary ;

•

	

No storage of equipment

trees

	

to

	

define

	

the

or construction materials ,
or parking of vehicles shall be permitted within th e
tree rooting zone defined by the fencing of th e
construction boundary defined above ;

•

	

No soil may be remoTe d
any tree and no fill that
placed at the base of
approved

	

construction
qualified forester, certified
professional;

•

	

Roots exposed by excavatio n
shall be pruned promptly
closure, and regrowth

•

	

All tree work shall

from within the dripline o f
exceeds two inches shall b e

any tree, unless it is part o f
and

	

is

	

reviewed

	

by

	

a
arborist, or other tree

during construction
to promote callusing,

and
be monitored by a qualified `-

forester, certified arborist,
work completed by qualifie d

Said CC&Rs shall be rec
each parcel created by the

or tree professional and
tree service personnel .

orded with the final map, for
final map . (RMA-Planning

Department)

82 . MM Prior

	

to

	

issuance

	

of building

	

or

	

grading

	

permits, Project applicant shall contract with a Applicant/ Prior to tre e
3 .3-4 whichever occurs first, for subdivision improvements and qualified biologist to conduct pre - Qualified removal or

the construction of residences on the project site the
project applicant shall prepare, in consultation with a

construction surveys for special statu s
bat

	

species .

	

The

	

pre-construction
Biologist issuance of

grading /
8 2



Permit
Cowl.

Number

Compliance or Llotlitoril/g I ctit/s
to he performed. ii Mere applicable, a
certified professional is required for

action to he accepted.

Responsible
l'ard ',/o

rolnpliance

critic atio n
of

( omplianc c
(name date )

Conditions of tppraral nlu!iI 1litigatioll 11c'asutc's an d
Responsible Land 1 se Department

qualified biologist, a pre-construction survey for special-
status bat species within the project site to comply with
the California Fish and Game (CDFG) Code relative to
special status bat maternity roosts . Prior to tree removal
in the coast live oak woodland, a qualified biologist shall
survey the trees to evaluate their potential use by special-
status bat species . If special-status bat species ar e
determined to be using these trees, or trees in th e
immediate vicinity, the biologist shall provide
recommendations to avoid harming individual bats o r
disturbance of active roosts . If the biologist recommends
active removal of bats, a Memorandum of Understandin g
(MOU) with the CDFG shall be obtained . Alternate
habitat may need to be provided if bats are to be
excluded from maternity roosts. A roost with
comparable spatial and thermal characteristics should b e
constructed as directed by a qualified biologist. In the
event that adult bats need to be handled and relocated, a
qualified biologist shall prepare and implement a
relocation plan subject to approval by CDFG that
includes relocating all bats found on-site to an alternate
suitable habitat . A Mitigation and Monitoring Plan tha t
documents mitigation for loss of bat roosting habitat
should be prepared by a qualified biologist and approve d
by CDFG prior to tree removal. (RMA-Planning
Department)

1Uti,*.
%nnlhc'r

survey shall verify the presence or
absence of special status bat species ,
as required by CDFG, and be
submitted to the RMA-Plannin g
Department for review an d
verification of compliance with MM
3.3-4 .
If special status bat species are foun d
in the vicinity of the project a
qualified biologist shall provide
recommendations to avoid harming or
disturbing individual or roosting bats .
Obtain an MOU from CDFG, if
special status bat species are foun d
and active removal of bats is
necessary, the applicant hall submit to
CDFG for review and approval an
implementation and relocation plan
and a mitigation and monitoring plan
prepared by a qualified biologist.

building
permits

83 . MM
3.3-5

No more than 30 days prior to grading or construction i n
oak woodland habitat, the project applicant shall contrac t
with a qualified biologist to complete a pre-constructio n
survey for the Monterey dt}sky-footed woodrat for review
and approval by the Monterey County Resourc e
Management Agency - Director of Planning. If
individuals of these species are observed, a salvage and
relocation program shall be prepared in coordination with
CDFG to prevent death or injury to individuals of these

Project applicant shall contract with a
qualified biologist to conduct pre-
construction surveys for the Monterey
dusky-footed woodrat no more than
30 days prior to grading or
construction in oak woodland Projec t
applicant shall submit pre-
construction survey to the RMA-
Planning Department for review and

Applicant/
Qualified
Biologist

No more than
30 days prior
to grading

83



'ri/ication
of

Complianc e
(n atne(late )

Compliance or llonitorin, 1ctiot1 5
to he perfomnled. U licr, applicable, a
ccrii/it'd profcssiolial is required for

action to he accepted.

verification of compliance with MM
3.3-5 and CDFG code .
If individuals of these species are
observed, a salvage and a relocatio n
program shall be prepared by a
qualified biologist, in coordinatio n
with CDFG, that includes measures
to remove and relocated individuals
from the project site as well as to
prevent death or injury to individuals
of the species during grading o r
construction operations .

Pe reli t
( out/.

\tunher
.Aunther

11iti,.

	

Conditions of 1pproval and orlliti,ation aleastrrc's rnrcl
Resylonsihle Land (sc/kpartnlett t

species during grading or construction operations. The
salvage program shall include measures to remov e
individuals from the project site prior to and durin g
project grading and construction, and to relocate them to
a suitable location within the project site . (RMA-
Planning Department)

Qualified
Biologist

Prior to
grading and
construction

84 . MM
3.3-6

Applicant/
Qualifie d
Biologist

No more than
30 days prior
to ground
disturbanc e
and
construction
during the
nesting
season of
local avian
specie s
(February 1 st

through
August 31 st)

Surveys shall be conducted no more than 30 days prior t o
ground disturbance during the nesting seasons for loca l
avian species (typically February 1 st through Augus t
31 st) . The Monterey County Planning Department shal l
require that the project applicant retain a qualifie d
biologist to conduct a focused survey for active nests o f
raptors and migratory birds within and in the vicinity o f
the construction area. If active nests are located during
preconstruction surveys, USFWS and/or CDFG (as
appropriate) shall be notified regarding the status of th e
nests and agency recommendations regarding nes t
avoidance measures implemented . Furthermore ,
construction activities shall be restricted as necessary to
avoid disturbance of the nest until it is abandoned or th e
biologist deems disturbance potential to be minimal .
Restrictions may include establishment of exclusio n
zones (no ingress of personnel or equipment at a
minimum radius of 100-feet around the nest) or alteratio n
of the construction schedule . No action is necessary i f
construction will occur during the non-breeding seaso n
(between August 1 st and November 1st) . (RMA-
Planning Department)

Submit a pre-construction survey fo r
active nests of raptors and migratory
birds species that has been prepared
by a qualified biologist no more than
30 days prior to ground disturbanc e
during the nesting season of loca l
avian species (typically February 1 s t

through August 31 st ) to the Monterey
County Planning Department fo r
review and verification of compliance
with MM 3.3-6 .
If active nests are located, the
biologist shall notify CDFG/USFWS
(as appropriate) of the status of the
nests and agency recommendation s
regarding nest avoidance measure s
implemented .
Contractor shall restrict construction
activities to avoid disturbance of nes t
until it is abandoned or until the
biologist deems potential disturbance
to be minimal .

Contractor

8 4
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Cultural and Historic Resources

85 . MM If archaeological

	

resources

	

or human

	

remains

	

are Conditions of MM 3 .4-1

	

shall be Applicant Prior to
3.4-1 discovered during grading or construction, the following noted on Final Subdivision Map and recordation

steps shall be taken immediately upon discovery : submitted

	

to

	

the

	

RMA-Planning of Final
a) There shall be no further excavation or disturbance of Department for review and approval . Subdivision
the project site or any nearby area reasonably suspected Map
to overlie adjacent human
b)

	

The coroner of the county
discovered

	

is

	

contacted

remains until :
in which the remains are
to

	

determine

	

that

	

no
Stop work immediately and contac t
t h e RMA - Pl ann i ng D epartment an d a

Contractor
Upon
discover y of

investigation of the cause of death is required , and qualified

	

archeologist,

	

if

	

human
remains are discovered the county

archeologica l
resources o rc)

	

If the coroner d etermines t h e rema i ns t o b e N a ti ve
American : corner shall also be contacted. The human
•

	

The coroner shall contact the Native American planner

	

and

	

archaeologist

	

shall remain s
Heritage Commission
Department within

•

	

The Native American
shall identify the
recognized loca l
Costonoans/Ohlon e
as appropriate, t o

•

	

The

	

most

	

likely
recommendations i
person responsible
means

	

of

	

treating
appropriate digniy ,
associated grave
Resources Code
or

•

	

Where the following
landowner or hi s
shall

	

rebury

	

the

and the RMA - Planning
24 hours .

Heritage Commission
person or persons from a

tribe of the Esselen, Salinian,
and Chumash tribal groups,

be the most likely descendent .
descendent

	

may

	

make
to

	

the

	

landowner

	

or the
for the excavation work, for

or

	

disposing

	

of,

	

with
the human remains and any

goods as provided in Public
Section 5097 .9 and 5097 .993 ,

conditions

	

occur,

	

the
authorized

	

representative s
Native American human

conduct a site visit to determine the
extant of the resources and develo p
proper mitigation measures required
for the discovery .

8 5
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Responsible Land Ise Department

Compliance or I Jonitoriug 1 ctior r
to be pcrfornrerl. II lure applicable, a
certified professiona/ required fo r

action to he accepted.

crification
of

Complianc e
(name date r

Permit
C 'nnd.

Vrrtnber

Whin.
\umber

Responsibl e
Part' fo r

C'omplirrnce
Tinrinti

remains and associated grave goods with
appropriate dignity on the property in a location
not subject to further subsurface disturbance :

o The Native American Heritage Commission
is unable to identify a most likely
descendent or the most likely descendent
failed to make a recommendation with 2 4
hours after being notified by th e
commission .

o The descendent identified fails to make a
recommendation ; o r

o The landowner or his authorize d
representative rejects the recommendatio n
of the descenident, and the mediation by th e
Native American Heritage Commissio n
fails to provide measure acceptable to th e
landowner .

(RMA-Planning Department)

Geology and Soils

86 . MM
3.5-1

Applicant
/ Qualified
Engineer

Applicant/
Qualified
Engineering
Geologist

Prior to
issuance of
building
permit

Prior to final
inspection

Prior to issuance of building permit, the Monterey
County Building Services Department shall require tha t
the project applicant consult with a qualified engineer t o
prepare design level geotechnical reports in accordance
with the current edition of the California Building Code
and the recommendations contained within the Geologic
and Geotechnical Feasibility Study prepared by D&M
Consulting Engineers in August 2001 .
Said reports shall be submitted for plan check with any
improvement plans including earthwork, water tan k
construction/installation, Or foundation construction . The
Geological and Geotechnical Feasibility Study provides
specific recommendations regarding site preparation an d
construction of foundations, retaining walls, utilities ,
sidewalks, roadways, subsurface drainage, and

Project applicant shall submit to the
RMA-Building Services Department
a design level geotechnical report that
has been prepared by a qualifie d
engineer and meets the requirement s
of MM 3.5-1, the California Building
Code, and the Geologic and
Geotechnical Feasibility Study (2001)

Project applicant / contractor shal l
submit to the RMA-Building Service s
Department certification from a
qualified engineer verifying all
development on the project site ha s
been constructed in accordance with

8 6
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Conti.
Number

\iunhcr

0)1w/lance or Von/toting Ictions
to he peyorincd. If /icre applicable ; u
certified pro/c%sional is required fo r

action lu he accepted.

applicable geologic and geotechnical
reports .

Project applicant / contractor shal l
contract with a qualified engineering
geologist to be onsite during al l
grading activities in order to provid e
onsite remediation and
recommendations as needed, and
perform required tests, observations ,
and consultation as specified in th e
Geological

	

and

	

Geotechnica l
Feasibility Study (2001) .

Responsibl e
Parts' /or

onlplium c

Conditions of tpprorul iuldorlliti .;rnion lleusurc's an d
I?Lsponsihlc I .inld I se Departmen t

landscaping features based on the lot characteristics and
proximity to the fault at the project site . In addition,
Geological and Geotechnical Feasibility Study provide s
specific recommendations regarding slope stability an d
energy dissipation measures, the recommended location
of homesites on Lots #8, #9, #11, and Lots #13 through
#16, and reconstruction of the steep slope near Lots # 8
and #9 . All slope stability and energy dissipation
measures shall be incorporiated into the site grading plans
and constructed concurrent with grading activities .
During the course of construction, the project applican t
shall contract with a qualified engineering geologist to b e
on site during all grading operations to make onsite
remediation and recommendations as needed, an d
perform required tests, observations, and consultation a s
specified in the Geological and Geotechnical Feasibility
Study . Prior to final inspection, the project applicant
shall provide certification from a qualified professional
engineer that all development has been constructed i n
accordance with all applicable geologic and geotechnical
reports . (RMA-Building Services Department)

Contractor During
grading and
construction
activities

87 . MM
3.5-2a

Prior to issuance of building permits, the Montere y
County Planning Department shall require that th e
project applicant design the building envelopes to
minimize slope failure on Lot #17 by restricting
development of structures on the north facing slope o f
Lot #17, due to the steep terrain . The homesite and
driveway for Lot #17 shall be placed on the south side o f
the ridge similar to the driveway and building envelop e
design shown in Figure 3 .5-4, Potential Driveway and
Building Envelope for Lot #17, of the DEIR and subject
to review and approval by the recommending engineering
geologist and the County of Monterey . (RMA-Planning
Department)

Project applicant shall submit a draft
site plan for Lot #17 that shows the
building envelope and driveway
located on the south side of the ridge
in order to minimize slope failure .

Project applicant shall consult with a
qualified engineering geologist an d
the RMA-Planning Department .

Applicant Prior to
issuance of
building
permit

8 7
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88 . MM
3.5-2b

89 . MM
3.5-3

90 . MM
3.5-6

ouditions ofpproral atl(l or_11itit;atiou 1lc(isures an d
Responsible Land L se l)cpurtmcn l

Prior to final subdivision map approval, the Monterey
County Planning Department shall require that the
project applicant update the Subdivision Map to reflect
the revised and approved driveway and building envelop e
deign for Lot #17 . (RMA=',Planning Department)

Prior to issuance of grading and building permits, th e
project applicant shall contract with a registered enginee r
to design a subsurface drainage system for review and
approval by Monterey County Resource Management
Agency - Director of Planning and the Director of Publi c
Works where perched groundwater exists on the project
site, including but not limited to Lots #2, #8, #9, #10 ,
#11 and Lots #13 through #16 . Subsurface drainag e
system shall be designed and installed . in accordance with
the recommendations provided in the Geological and
Geotechnical Feasibility Study prepared by D&M
Consulting Engineers in August 2001 . These
improvements shall be included in the final improvemen t
plans for the proposed project and installed concurrent
with site preparation and grading activities associated
with future residential development . Prior to fina l
inspection of grading permits for subdivision
improvements, the proj lect applicant shall submit
certification prepared by a registered engineer verifyin g
that the improvements were installed according to th e
findings and recommendations in the Geological and
Geotechnical Feasibility Study . (RMA-Planning
Department

	

and

	

RMA-Building

	

Services
Department)

Prior to issuance of grading permit, Monterey Count y
Public Works Department, Planning Depai lnient and
Water Resources Agency shall require that the projec t
applicant contract with a registered engineer to prepar e
an erosion control plan and a Storm Water Pollution

Compliance or llotlitorilt , lctioll s
to he perfornl yd. 11 here applicable, a

certified professional is required fo r

1cr/Oit to be ac'cc'plc'(l.

Submit to the RMA-Planning
Department a draft subdivision map
that identifies the revised and
approved driveway and building
envelope location on Lot #17 .

Project applicant shall submit to the
RMA-Planning Department
improvement plans prepared by a
registered engineer that identify a
subsurface drainage system designed
in accordance with recommendation s
provided in the Geological and
Geotechnical Feasibility Study
prepared by D&M Consulting i n
August 2001 .

Project applicant/contractor shall
submit to the RMA-Building Service
Department certification of a
registered

	

engineer

	

verifying
improvements

	

were

	

installed
according to the Geological and
Geotechnical

	

Feasibility

	

Study
(2001) .

Project applicant shall submit an
erosion control plan and a Storm
Water Pollution Prevention Plan
(SWPP) that has been prepared by a
registered engineer and is consistent

Responsibl e

Parts fo r
( 'o/Ilplnnlce

Applicant Prior to
Final
Subdivision
Map
approval

Applicant

Applicant /
Registere d
Engineer

Prior to
issuance of
grading and
building
permits

Contractor During site
preparation
and grading
activities

Applicant/
Registere d
Engineer

Prior to
issuance of
grading
permit

8 8



Perin i/

\llnther

1I%til; .
\iurlhel

with MM 3.5-6, the National
Pollution Discharge Prevention
System, Monterey County Ordinance
16.12.80, Land Clearing and the
standards of the Central Coast Wate r
Quality Control Board . The erosio n
control plan and SWPP shall b e
subject to review and approval by th e
RMA-Public Works Department ,
RMA- Planning Department, and th e
Monterey County Water Resourc e
Agency .

C7nupliance or Ilonitorhp.;

	

lion s
to he periornled. If here applicable, a
certified pro/esstonul is requited. for

(101%011 t0 he accepted.

Responsible
Punt' for

( 'amp/lance

ri/1"cation
of

Complianc e
(name awe)

TimingC um/Notts of I p/)rums! mtcl or lliti, otiou .110ucttrrs and
Responsible Lund 1 se Department

Prevention Plan (SWPPP) that documents best
management practices (filters, traps, bio-filtration swales ,
etc.) to ensure that urban runoff contaminants and
sediments are minimized during site preparation ,
construction, and post construction periods . The erosion
control plan and SWPPP shall incorporate bes t
management practices consistent with the requirement s
of the National Pollution Discharge Prevention Syste m
and Monterey County Ordinance 16.12.80, Land
Clearing. The erosion and sediment control plan shal l
specify which erosion control measures necessary t o
control runoff shall be in place during the rainy seaso n
(November 1 through April 15) and which measures shall
be in place year round . The SWPPP shall be consistent
with the Central Coast Water Quality Control Boar d
standards . (RMA-Public Works Department, RMA-
Planning Department and Monterey County WRA )

Groundwater Resources and Hydrology

91 . MM
3.6-2a

Applicant/
Qualifie d
Engineer

Prior to
recordatio n
of the Final
Subdivision
Map

Prior to recording the Final Subdivision Map, Monterey
County Health Department, Environmental Health
Division shall require that the project applicant contrac t
with a qualified engineer to design and install wate r
system improvements to meet the standards as found i n
Chapter 15.04 and 15 .08 of the Monterey County Code ,
Titles 17 and 22 of the California Code of Regulations ,
the Residential Subdivision Water Supply Standards an d
California Public Utility Commission Standards . Water
system improvement plans shall identify the water
treatment facilities . The California American Water
Company Ambler Park Facility shall be utilized for water
treatment and how the water treatment facilities wil l
remove all constituents that exceed California Primary
and Secondary MCLs (e .g . arsenic, coliform, TDS, iron,

Project applicant shall submit to th e
Monterey County Health Department ,
Environmental Health Division and
the California American Water
Company a water system
improvement installation design and
plan that has been prepared by a
qualified engineer and meets the
standards and requirements outlined
by MM 3.6-2a. The improvement
plans shall be subject to the revie w
and approval by the Monterey County
Health Department, Environmental
Health Division and the California-
American Water Company .

8 9
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to he per/orfiied. H herc applicah/e, i t
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acfiofrto he ac L Cried.

'crificatto n
f

Complianc e
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etc.) from drinking water . These plans shall be subject to
review by the Monterey Cpunty Health Department, and
Environmental Health Division, California-American
Water Company. (Monterey County Health
Department, Environmental Health Division )

Prior to recording the Final Subdivision Map, the projec t
applicant shall provide written agreement between the
project applicant and the Water purveyor requiring: a) the
project applicant to convey to the water purveyor the
newly constructed well, complete with water distribution
and treatment infrastructure and fire flow water supply ;
b) the water purveyor shall operate the system as a
satellite or stand alone system providing domestic an d
fire flow water supply to the subdivision in accordance
with Title 22, California Code of Regulations and
California Public Utility Commission standards . The
total cost of water distribution infrastructure is to be bor n
by the project applicant and not the water purveyor or it s
customers. This satellite water system is prohibited to be
consolidated with any other water system pumping o f
water solely outside of Monterey County Water
Resources Agency Zone] 2C . (RMA - Planning
Department, Monterey County Health Department,
Environmental Health Division )

Within one month of completing the water syste m
improvements, the Monterey County Health Department ,
Environmental Health Division shall require that the
project applicant transfer the operation and monitoring o f
the

	

water

	

system

	

to

	

California-American

	

Water
Company. The water system operator shall monitor the
water pumping volume and water quality of the Oaks The

	

Water

	

system

	

operator Applicant/
Well and New Well in accordance with Chapters 15 .04 (California-American

	

Water Cal-Am
and 15 .08 of the Monterey County Municipal Code and Company) shall monitor the water Water
Section

	

64480

	

of

	

Title

	

22,

	

California

	

Code

	

of pumping volume and quality of the Company

92 . MM
3.6-2b

Project applicant shall submit to th e
RMA-Planning Deaprtment and the
Monterey County Water Resource s
Agency a written agreement betwee n
the project applicant and the water
purveyor that includes the
requirements outlined in MM 3.6-2b .

Applicant

93 . MM
3 .6-2c

Project applicant shall transfer th e
operation and monitoring of the wate r
system to California-American Wate r
Company.

Applicant

Prior to
recordatio n
of the Final
Subdivision
Map

Within one
month of
completing
of the water
system
improvements

9 0
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Number

Responsibl e
Party for

	

Tithing
Complianc e

Applicant/
Cal-Am
Water
Company
/ Qualifie d
engineer

Post
construction
of water
system
improvements

Conditionuf 1/lpror(ll an(1 or 1litigation Measures an d

Responsible Land C se Pepartitlen t

Regulations . The amount of water delivered to the Oak s
Subdivisions and Harper Canyon Subdivisions must b e
equal to the amount of water pumped from the Oaks Wel l
and New Well . The water system operator shall have a
qualified engineer prepare a water audit report, which
shall be subject to review by the Monterey County
Health Department, Environmental Health Division an d
Monterey County Water Resources Agency . The water
audit report shall provide the water pumping volume an d
water quality, if the actual water pumping volume
exceeds the estimated 12 .75 AFY for the propose d
project plus the 4 .66 AFY for the Oaks Subdivision, the
Monterey County Health Department, Environmental
Health Division and Monterey County Water Resources
Agency shall be notified immediately in writing . At that
time, an evaluation of the water system may be required
to determine if there is a maintenance issue or if further
conservation restrictions are required .(Monterey County
Health Department, Environmental Heath Division
and Monterey County WRA)

Contl)liance or alonitorin Ictiotrc
to he pettornled. JI here applic able, a

crti/ieil prof easMull/ is rcglrired /O r

ac 11011 10 he (h. c (red.

erificalion
of

Compliance
(11(1111 c' daft' )

Oaks Well and New Well in
accordance with MM 3.6-2c .

Project applicant / Cal-Am shall
submit to the Monterey County
Health Department, Environmenta l
Health Division and the Monterey
County Water Resources Agency a
water audit report and associated
monitoring data that have been
prepared by a qualified engineer an d
meets the requirements outlined in
MM 3 .6-2c .

Hydrology and Water Quality

Prior to recording the Final Subdivision Map, Montere y
County Planning Department and Monterey Count y
Water Resources Agency shall require that the projec t
applicant contract with a registered civil engineer to
prepare a final drainage plan. The drainage control plan
shall include detention ponds to limit storm water runoff
generated by the development of impervious surfaces .
The detention ponds shall be designed to detain th e
difference between the 100-year post-development runoff
rate and the 10-year pre-development runoff rate in
accordance with Section 16 .16.040.B.5 of the Monterey
County Code and Monterey County Water Resource
Agency (MCWRA). All of the detention basins shall b e

94 . MM
3.7-2

Project applicant shall submit to the
RMA-Public Works Department an d
the Monterey County Water Resourc e
Agency a final drainage plan prepared
by a qualified civil engineer that
adheres to the requirements outline d
by MM 3 .7-2 .

Applicant/
Qualified
Civi l
Engineer

Prior to the
recordation
of Final
Subdivisio n
Map

9 1
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to he performed. It here applicable, a
certified professional is required fo r

action to he accepted.

1 critic ano n

o f

Comflianc e

Mann" tittle )

fenced for public safety .
In addition, the drainage plan shall incorporate mitigation
measures as recommended in the Geological and
Geotechnical Feasibility Study prepared by D&M
Consulting Engineers including, but not limited to :
installing lined ditches above and below any engineered
slopes, and above existing erosion gullies ; use of
vegetative matting andll hydroseeding on slopes ;
installation of erosion-control landscaping ; reduction of
ponding water ; grading of land that prevents surface
water flow over the tops of slopes ; construction of berm s
at the top of slopes; installation of concrete v-ditches ;
and control of irrigation on slopes . The final drainage
plan shall be submitted for review and approval by the
Public Works Department and Monterey County Water
Resources Agency prior to the recording the Fina l
Subdivision Map . (RMA-Public Works Department
and Monterey County WRA)

In order to prevent the potential contamination o f
downstream waters from urban pollutants, Monterey
County Planning Departmlent, Public Works Department
and Water Resources Agency shall require that the storm
drainage system design, required under mitigatio n
measure MM 3 .7-2, includes a Storm Water Pollution
Prevention Plan (SWPPP) and Low Impact Development
(LID) design techniques . Such techniques include but is
are not limited to the following components : grease/oil
separators (where require dd by Public Works); sediment
separation ; vegetative filtering to open drainage

. conveyances and retention basins ; and on-site percolation
of as much run-off as feasible, including diversion o f
roof gutters to French drains or dispersion trenches ,
dispersion of road and driveway, runoff to vegetativ e
margins, or other LID design and pollution contro l
techniques . Said provisions shall be incorporated into th e

95 . MM
3.7-3

Project applicant shall submit to the
RMA-Planning Department, RMA-
Public Works Department, and the
Monterey County Water Resource
Agency storm drainage plans
prepared by a qualified civil engineer
that meets the requirements outline d
by MM 3.7-3 .
Project applicant/contractor shal l
submit to the RMA-Planning
Department, RMA-Public Work s
Department, and the Monterey
County Water Resource Agency a
report prepared by a qualified
drainage engineer verifyin g
installation of the drainage system in

Applicant/
Qualified
Civil
Engineer

Applicant/
contracto r
/ Qualifie d
Drainage
Engineer

Prior to
issuance of
building or
grading
permit,
whichever
comes first

Prior to final
grading
permit sign
off

92 .
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Respolisih/e Land

storm drain system plans submitted to the county prior to
issuance of building or grading permits, whichever
occurs first . A report shall be submitted prior to final
inspection verifying that installation of the syste m
occurred pursuant to said drainage system plan . In the
event that the drainage system was not installe d
according to recommendations of plan, measures shall be
recommended by a qualified drainage engineer or equa l
professional recommendations to ensure that the final
installed system meets the recommendations of the
approved drainage plan. All plans shall meet current
Public Works and Building Department standards .
(RMA-Planning Department, RMA-Public Works
Department, and Monterey County WRA )

Public Services and Utilities

Prior to filing of the Final Subdivision Map, Montere y
County Division of Envi onmental Health shall requir e
that the project applicant prepare and submit for review
and approval wastewater collection improvement plan s
and calculations prepared by a registered engineer tha t
demonstrate adequate capacity. The wastewater
collection improvement plans shall be subject to approva l
by California Utility Service, Monterey Bay Unified Ai r
Pollution Control District, and the County of Monterey .
Upon review of the design, the project applicant shall be
required to enter into a wastewater main extension
agreement with California Utility Service.

In addition, prior to approval of any building permits, the
applicant shall verify that there is sufficient treatment
capacity in the California Utilities Service, Inc . (CUS)
wastewater treatment facility to address the wastewater
needs of the proposed project. The project applicant shal l
submit proof to Monterey County that the existing

('onlpliance or Ilotlitorin

	

Ictiotl s
to he performed. II her(' applicable, a

certi_ficd proft'esional is rcljuircd for

action to he accepted.

accordance with MM 3.7-3 .

Project applicant shall submit to the Applicant / Prior to
Monterey County Health Department, Registered recordation
Environmental Health Division, the Engineer of the Final
California Utility Service,

	

and the Subdivision
Monterey Bay Unified Air Pollution Map
Control District wastewater collection
improvement plans prepared by a
registered engineer that meet the
requirements of the California Utility
Service, the Monterey Bay Unified
Air Pollution Control District, and the
County of Monterey .

Upon review
of
wastewater
collection
improvement
design

I critic (Ilio n

of
( oulpliance

(hlalncdate )

/ '['17n1 1

('ond.
\unthcr

96 . MM
3.9-4

li cs putts Hilt '

Parts' jo r

('untpliattc c

Project applicant and the Californi a
Utility Service shall enter into a
wastewater main extensio n
agreement .

Project applicant shall submit to the

Applicant/
California
Utility
Service

9 3



Permit

ond.
\ umbel

(ompliancc or llonituring Iciiuir s

to he performed. I f here applicable, a
ecitified professional is required for

aeliutt to he acs. epted.

Monterey County Health Department ,
Environmental Health Division, proo f
the existing wastewater treatment
plant is meeting current effluent
limitations and will not exceed 60 %
of its existing capacity .

1 echonsihl c
hull fo r

Complitmec

I critic ation

of
( complianc e
(name date )

CIotulitions of Ipproi r ul and in lilit,e mion Measures' cun t

12cspcinsihIc Laud ( se Departmen t

wastewater treatment plant's is meeting the current effluent
limitations as required per Waste Discharge Requiremen t
Order No. R3-2007-0008 . If the CUS facility exceeds
60% of its existing capacity, or the project would cause
the facility to exceed its permitted capacity, then th e
County of Monterey would not issue a building permit
until such time as the CUS has attained a revised permi t
from the Regional Water Quality Control Board .
(Monterey County Health Department ,
Environmental Health Division)

Prior to issuance of building permits, the projec t
applicant shall comply with one of the following action s
to improve operations at intersections and roadwa y
segments along State Route 68 :

a. Upon issuance of each building permit for propose d
development on the project site, each applicant shall
contribute their proportionate fair share, as
calculated by the County, towards the "State Rout e
68 Commuter Improvements" through payment o f
the TAMC Regional Development Impact Fe e
(RDIF) in effect at that time, as required under
mitigation measure MM 3.10-6 . The TAMC RDIF
payment will be earmarked for completion of the
Caltrans Project Study Report (PSR) for the 2 .3-
mile "State Route 68 Commuter Improvements "
project identified within the TAMC RDIF or;

b. Prior to the issuance lof the first building permit fo r
proposed development on the project site, th e
applicant shall pay the entire fair share for all 1 7
single family residential units towards the "Stat e
Route 68 Commuter Improvements" through
payment of the TAIVIC RDIF, as required under
mitigation measure MM 3.10-6 or;

c. The project applicant shall fund, initiate and

I l hi .
Number

l itning

97 . MM
3.10-1

Project applicant shall submit to the
RMA-Planning Department, RMA-
Public Works Department, and the
Transportation Agency of Monterey
County proof of compliance with
MM 3.10-1 .

Applicant Prior to
issuance of
building
permit s

94



1'cr/ni t
Concl.

lumber

11iti,,.
\ umbel

rificatiou
of

( oinplianc t
Ohmic Mac )

(a ulitions of.-Ipproval and or Wit/gat/on llcasure,s and
Responsible Lam/ / se Department

Compliance or 1Ioniiorin, . 1 c /ion s
to be pcr/ornied. It here applicable . a
ccrti/ic'il profcssiotial is required fo r

aetinn to he a0•ecpte(l .

complete a Caltrans Project Study Report (PSR)
process for the 2 .3-mile "State Route 68 Commute r
Improvements" projel t identified within the TAM C
RDIF. The PSR process will identify the total
roadway improvement costs, as well as each project
applicant's proportionate fair share of those costs .
If the cost of the SR for the "State Route 6 8
Commuter Improvements" exceeds the project' s
proportionate fair share of the TAMC RDIF
obligation, the applicant shall be reimbursed th e
amount in excess of their proportionate fair share .
Monterey County will enter into a reimbursement
agreement with the project applicant to refund the
costs in excess of their proportionate fair share of
the TAMC RDIF as additional fees are collecte d
from other applicants and sources .

(RMA-Planning Department, RMA-Public Works
Department, and Transp lortation Agency of Monterey
County)

Prior to approval of final improvement plans, the projec t
applicant shall contract with a registered engineer t o
design roadway improvements to widen and resurfac e
Meyer Road per the County of Monterey standards for a
cul-de-sac private road (e .g . 18-foot wide roadbed) . The
roadway improvement plans shall be subject to review
and approval by the County of Monterey and shall be
constructed prior to occupancy of any of the residential
units at the project site . (RMA-Public Works
Department)

98 . MM
3.10-3

Project applicant shall submit to the
RMA-Public Works Department a
roadway improvement plan prepare d
by a registered engineer that meets
the requirements outlined by MM
3.10-3 .

Applicant
/
Registere d
Engineer

Prior to
approval of
Final
Improvemen t
Plan s

99 . MM
3.10-
4a

Applicant/
Registere d
Enginee r

Prior to approval of final improvement plans, the
Monterey County Public Works Department shall requir e
that the project applicant contract with a registered
engineer to prepare a sight distance improvement plan a t
the Meyer Road/San Benancio Road intersection . The

Project applicant shall contract with a
registered engineer to design and
roadway intersection improvement s
and sight distance improvement plans
for the Meyer Road/ San Benancio

Prior to
approval of
final
improvement
plans

9 5



Permi ti t
Conti.

\iunhcr

11iri, .
\ umber

100 . MM
3.10-
4b

101 . MM
3.10-6

Compliance ur llonilwing lc lion s
to be pe~Jinnrcd. If here applicable, a
certified jurofrssienna is required f o r

action to he accepted.

Road Intersection in accordance with
the requirements outlined by MM
3 .10-4a. Plans shall be submitted to
the RMA-Public Works Department
for review, approval, and verificatio n
of compliance of MM 3.10-4a.
Contractor shall complete roadwa y
improvements prior to occupancy o f
any residential units .

Responsible
Puny /or

	

Tincin ~
Compliance

l Ierifteatio n
of

Compliance!
(name- dale )

Conditions of lpproral amlor lliti,'ationr 11easu cs an d
Responsible Land Lsc Deparnncn t

improvement plan shall include but not be limited to th e
following: trimming the vegetation and grading the
embankment in the vicinity of the intersection an d
installing right turn tapers into and out of Meyer Road .
The design of all intersection improvements shall b e
subject to review and approval by the County o f
Monterey Public Works Department . All improvements
shall be completed prior to occupancy of any residential
units . (RMA-Public Works Department)

Prior to approval of final improvement plans, the
Monterey County Public Works Department shall requir e
that the project applicant shall design and construct a
southbound San Benancio Road left-turn lane at th e
Meyer Road/San Benancio Road intersection in
accordance with the Monterey County Public Work s
Department standards and guidelines . (RMA-Public
Works Department)

shall require the project
impact fees in effect at
applications for future d Ivelopment on the project site .
Such fees include, but are not limited to, the TAM C
Regional Development Impact Fee (RDIF) . Payment of
the TAMC RDIF may be done so under the options liste d
in mitigation measure MM 3 .10-1 . The funds contributed
toward the "State Route 68 Commuter Improvements"
project as required under mitigation measure MM 3.10-1
shall be credited towards their total proportionate fai r
share of the TAMC RDIF, as they will be contributin g
their fair share towards regional improvements identified

Contractor Prior to
issuance of
occupancy
permit

Project applicant shall contract with a
registered engineer to design and plan
roadway improvement design and
construction plans for the southboun d
San Benancio Road left turn lane at
the Meyer Road/San Benancio
intersection. Plans shall be submitte d
to the RMA-Public Works
Department for review, approval an d
verification of compliance with MM
3.10-4b .

Applicant/
Registered
Engineer

Prior to
approval of
final
improvement
plan s

The Monterey County Resource Management Agenc y
applicant to pay any traffi c
the time of building permit

Project applicant shall submit to the
RMA-Planning Department proof o f
payment of any traffic impact fees .

Applicant Prior to
issuance of
building
permit

96



1 '['171111

( Pm/.

:1nnlher

1lln,,.

N1/nlhe'r

( 'onllllions of

	

Ipprol 'al ant/ or llnl;dlllnr llenll/res and

Responsible Lam/

	

se I)epllrnllelll

(onrpliunc•e or

	

Ionilorinti

	

l eliulr c

to he performed. {1 here applicable, a

certified professional !V required fo r

nc'linn to he nc'eeprecl.

Responsible
I'arll' fo r

Compllnll c'e
I7nllnl;

1 et-if/catio n ruion

() f
Compliance

(11Nlne(1011')

within the TAMC Regional
Update. If implementation
3.10-1 requires the project
towards the "State Route
in an amount greater than
PSR and/or their total fair
project applicant shall be
are collected by other applicant s
the RDIF

	

is

	

considered
mitigation for

	

cumulative
Planning Department)

Improvement Nexus Study
of mitigation measure MM

applicant(s) to contribute
68 Commuter Improvements"

:heir fair share identified in the
share of the TAMC RDIF, the

reimbursed as additional funds
or sources . Payment of

appropriate

	

and

	

sufficient
traffic

	

impacts .

	

(RM.

	

A-

Noise

102 . MM During the course of construction, Monterey County Project

	

applicant

	

shall

	

submit Applicant/ During the

3.11-3 Planning Department shal l
applicant adhere to Monterey
construction activities with
muffling of internal combustion
factors which affect construction
effects on noise-sensitiv e
implementing the following

Limit noise-generating
between the least noise-sensitive
(e.g .,

	

7 :00

	

A.M .

	

to
Saturday; no construction
holidays ;

•

	

Locate

	

construction
staging areas at the furthes t
nearby noise-sensitiv e
•

	

Ensure that constructio n
maintained and equipped
and

	

exhaust

	

mufflers
accordance with manufacturers '
Equipment engine shrouds
equipment operation ;

require that the

	

project
County's requirements for

respect to hours of operation,
engines, and other

noise generation and its
land uses . This would include

measures :
construction operations to

periods of the day
7:00 P.M.) Monday through

operations on Sundays o r

equipment and equipment
distance possible from

land uses ;
equipment is properly

with noise-reduction intake
and

	

engine

	

shrouds,

	

in
recommendations .

should be closed during

improvement

	

plans

	

that

	

note
requirements

	

of

	

MM

	

3.11-3 .
Contractor shall implement the nois e
generation

	

reduction

	

measures
outlined by MM 3.11-3 .
Applicant / contractor shall submit t o
RMA-Building Service Department
monthly reports during construction .

Contracto r

Applicant/
Contractor

course o f
construction

97



Pet /nit

Cond.
\uunher

11iu .
lrnllhcr

Conpliancc or llortiloriutctiotr s

CO he perforun41. If here applicable, a
ccrtificd profc's,sional is required fo r

action CO he ctcecplcd.

'crificalion
of

Conrplicrnc c

(Haunt'; (Idle')

Responsible

Party fo r
C onplian e

limingConditions of 1 pln•oral ando aliti~~niour 11oasures an d

Responsible Luucl L so 1)LTar1111etr t

• When not in u 'se, motorized construction .
equipment should not be left idling; and

• Install temporary noise barriers when activitie s
would affect daytime noise-sensitive receptors (e .g. ,
residential uses, schools, and churches) .

(RMA-Planning Department)

9 8
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