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ATTACHMENT NO. 2
DRAFT RESOLUTION OF INTENTION TO AMEND THE
LOCAL COASTAL PROGRAM

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

Resolution No.

Resolution of Intention of the Monterey
County Board of Supervisors to amend the
text, policies, and figures of the Del Monte
Forest Land Use Plan and the Coastal
Implementation Plan, Parts 1 and 5,
including land use re-designations and
zoning reclassifications at multiple locations
throughout the Del Monte Forest, Coastal
Zone.

An amendment to the text, policies, and figures of the Del Monte Forest Land Use Plan (LUP),
and amendment to the text and certain zoning maps of the Coastal Implementation Plan (CIP),
Parts 1 and 5, came on for a public hearing before the Monterey County Board of Supervisors on
January 24, 2012. Having considered all the written and documentary evidence, the
administrative record, the staff report, oral testimony, and other evidence presented, the
Monterey County Board of Supervisors hereby finds and decides as follows:

RECITALS

1. Section 65300 et seq. of the California Government Code requires each county to adopt
a comprehensive, long-term General Plan for the physical development of each county.

2. On September 30, 1982, the Board of Supervisors of the County of Monterey
(“County”) adopted a county-wide General Plan (“General Plan™) pursuant to California
Planning, Zoning and Development law. '

3. Section 30500 of the Public Resources Code requires each County and City to prepare a
Local Coastal Program (LCP) for that portion of the coastal zone within its jurisdiction.

4. On July 17, 1984, the Board of Supervisors adopted the Del Monte Forest Land Use
Plan (“Land Use Plan”) as part of the Local Coastal Program in the Coastal Zone
pursuant to the California Coastal Act.




10.

11.

On September 24, 1984 the California Coastal Commission (Coastal Commission)
acknowledged certification of the Del Monte Forest Land Use Plan as part of Monterey
County’s Local Coastal Program.

On January 5, 1988, the County adopted the Monterey County Coastal Implementation
Plan (CIP) of the LCP as Title 20 of the Monterey County Code, including “Part 5:
Regulations for Development in the Del Monte Forest Land Use Plan Area” (Chapter
20.147 of the Monterey County Code).

On October 26, 2010, the County adopted the 2010 General Plan, an update of the
General Plan for the inland area, but it does not apply in the coastal zone. To the extent
the LCP relies on the 1982 General Plan, the adoption of the 2010 General Plan does -
not change that reliance.

Section 30514 of the Public Resources Code allows the County to amend the certified
LCP in accordance with certain procedures. Proposed amendments are to be submitted
to and processed by the California Coastal Commission in accordance with applicable
procedures. The County may make no more than three submittals of proposed
amendments per calendar year; however, each submittal may contain multiple
amendments. To date, the County has made no submittals of LCP amendments in
2012.

The procedures for amending the LCP-CIP are set forth in state law and regulation as
well as in Monterey County’s Coastal Implementation Plan (Chapter 20.94 and Part 6,
Appendix 13).

Pursuant to Public Resources Code sections 30000 et seq., Title 14 of the California
Code of Regulations, and Title 20 of the Monterey County Code, the County may
amend the adopted Local Coastal Program provided the County follows certain
procedures, including that the County Planning Commission hold a noticed public
hearing and make a written recommendation to the Board of Supervisors on the
proposed amendment of the Land Use Plan (LUP) and Coastal Implementation Plan
(CIP), and that the Board of Supervisors hold a noticed public hearing to determine
whether to adopt a resolution of intent to approve the amendments; if affirmative, the
Board then submits the proposed amendments to the California Coastal Commission for
certification. The Coastal Commission may certify the amendments or may suggest
modifications. The amendments become final and effective only after the Board
acknowledges certification, including any suggested modifications, and formally adopts
the amendments and the Executive Director of the Coastal Commission confirms,
without objection by the Coastal Commission, that the County’s action conforms to the
Coastal Commission’s certification order.

Pursuant to Government Code sections 65350 et seq., the County may amend the
adopted General Plan and zoning provided the County follows certain procedures,
including that the County Planning Commission hold a noticed public hearing and
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15.

make a written recommendation to the Board of Supervisors on the proposed
amendment of the General Plan and zoning and the Board of Supervisors hold a noticed
public hearing on the proposed amendments.

Pursuant to Public Resources Code section 21080.9 and CEQA Guidelines Section
15265 (Adoption of Coastal Plans and Programs), CEQA does not apply to activities
and approvals by a local government necessary for the preparation and adoption of a
local coastal program. This section shifts the burden of CEQA compliance from the
local agency to the California Coastal Commission (CCC). Pursuant to Public
Resources Code Sections 21080.5 and 21080.9, and CEQA Guidelines Section
15251(f), the CCC is identified as a certified regulatory program which meets the
requirements of Public Resources Code involving the preparation, approval, and -
certification of local coastal programs. As such, the CCC report that will be prepared
for the LCP Amendment qualifies as a functional equivalent environmental review
document with regard to CEQA. Therefore, the County is not required to take further
CEQA action on the proposed LCP Amendment.

The County has prepared a Draft Environmental Impact Report (EIR) for the Pebble
Beach Concept Plan (Pebble Beach Company Project, State Clearinghouse No.
2011041028, November 2011). The County circulated the Draft EIR for public review
from November 14, 2011, to January 9, 2012. The Draft EIR has been provided to the
Board of Supervisors. The Draft EIR will provide the CCC with the technical
background information it needs to analyze the proposed LCP Amendment.

The proposed Del Monte Forest Land Use Plan as proposed to be amended, in a version
showing the changes with strikethrough and underline and in a “clean” version, is
attached hereto as Attachment A and incorporated herein by reference. The proposed
ordinance amending the Coastal Implementation Plan is attached hereto as Attachment
B and incorporated herein by reference.

The amendments to the Land Use Plan and Coastal Implementation Plan do the
following:
Provide the regulatory framework for the Pebble Beach Company Project Concept
Plan. Attachment C, attached hereto and incorporated by reference, provides
additional detail, in narrative and map format, of the proposed changes to the land
use designations in the Land Use Plan. ”
Update the Local Coastal Program (LCP) to reflect the changes in conditions in
the Del Monte Forest since the original adoption of the LCP in the 1980s, and to
correct errors and inconsistencies within the Del Monte Forest portions of the
LCP. The updates to the text to reflect current conditions include, but are not
limited to, ESHA, forest resources, hazards, scenic and visual resources, cultural
resources, land use & development, circulation, water & wastewater, housing, and
public access.
Focus the LUP as a policy document, while moving implementing detail into the
Coastal Implementation Plan.

(93]
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On December 14, 2011, the Monterey County Planning Commission held a duly
noticed public hearing to consider and make recommendations to the Board of
Supervisors regarding approving amendments to the text, policies, and figures of the
“Land Use Plan” and to amend the text and zoning maps of the Coastal Implementation
Plan (CIP), Parts 1 and 5. At least 10 days before the first public hearing date, notices
of the hearing before the Planning Commission were published in the Monterey County
Herald and were also posted on and near the property. The Planning Commission
recommended approval of the LCP amendments by a vote of 9 to 1 (Planning
Commission Resolution No. 11-043).

All policies of the 1982 General Plan have been reviewed by the Planning Department
staff to ensure that the proposed amendments maintain the compatibility and internal
consistency of the General Plan. The Board of Supervisors has also considered the
Planning Commission resolution, the Draft EIR, the staff reports, the written and oral
testimony, and the administrative record as a whole and, on that basis, finds that:
The proposed amendments provide the regulatory framework for the Pebble
Beach Company Project Concept Plan.
For proposed amendments that are unrelated to the Concept Plan, these changes
are not expected to increase development potential in areas outside the Concept
Plan in the Del Monte Forest or lessen protection of environmental resources, and
are more likely to result in reduction of environmental impact overall compared to
the policies in the existing LUP. The key changes in the proposed CIP are similar
in intent and scale to those proposed for the LUP.
The proposed amendments update the Local Coastal Program (LCP) to reflect the
changes in conditions in Del Monte Forest since the original adoption of the LCP
in the 1980s.
The proposed amendments focus the LUP as a policy document, while moving
implementing detail into the Coastal Implementation Plan.
The proposed amendments are balanced under the Coastal Act conflict resolution
section requirements, which results in an overall determination of Coastal Act
consistency.

On January 24, 2012, the Monterey County Board of Supervisors held a duly noticed
public hearing to consider a resolution of intent to adopt the proposed amendments to
the text, policies, and figures of the “Land Use Plan” and to amend the text and zoning
maps of the Coastal Implementation Plan (CIP), Parts 1 and 5. At least 10 days before
the first public hearing date, notices of the hearing before the Board of Supervisors were
published in the Monterey County Herald and were also posted on and near the

property.

These amendments are intended to be carried out in a manner fully in conformity with
the California Coastal Act.




DECISION

NOW, THEREFORE, BASED ON ALL OF THE ABOVE FINDINGS, BE IT RESOLVED, that
the Board of Supervisors does hereby:

a.

PASSED AND ADOPTED on this 24™ day of January, 2012, by the following vote, to-wit:
AYES:

NOES:

ABSENT:

1, Gail T. Borkowski, Clerk of the Board of Supervisors of the County of Monterey, State of California, hereby

Adopt a resolution of intent to adopt the amended Del Monte Forest Land Use Plan,
attached hereto as Attachment A and incorporated herein by reference, including the
amendments to text, policies, and figures shown in Attachment A and including the
changes to Land Use Designations shown on LUP Figures 5 and 6a through 6g(2);
Adopt a resolution of intent to adopt an Ordinance, attached hereto as Attachment B
and incorporated herein by reference, to amend the text of Parts 1 and 5 of the
Monterey County Coastal Implementation Plan (CIP) (Title 20 of the Monterey
County Code) and sections 20-10 and 20-16 of the zoning maps of Title 20, as shown
in Exhibits “A” through “U” of Attachment B;

Certify that the amendments are intended to be carried out in a manner fully in
conformity with the Coastal Act; and

Direct staff to transmit the proposed amendments to the California Coastal
Commission for certification together with materials sufficient for a thorough and
complete review.

certify that the foregoing is a true copy of an original order of said Board of Supervisors duly made and entered in

the minutes thereof of Minute Book  for the meeting on

Dated:

Gail T. Borkowski, Clerk of the Board of Supervisors
County of Monterey, State of California

By 1
Deputy |
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CHAPTER ONE

INTRODUCTION

CALIFORNIA COASTAL ACT

The California Coastal Act was enacted in 1976 based on the premise that California’s coastal areas are
areas of statewide importance for which certain statewide perspectives related to resource protection and
development are required. The Coastal Act’s legislative findings state:

That the California coastal zone is a distinct and valuable natural resource of vital and enduring
interest to all the people and exists as a delicately balanced ecosystem.

That the permanent protection of the state's natural and scenic resources is a paramount
concern to present and future residents of the state and nation.

That to promote the public safety, health, and welfare, and to protect public and private
property, wildlife, marine fisheries, and other ocean resources, and the natural environment, it is
necessary to protect the ecological balance of the coastal zone and prevent its deterioration and
destruction.

That existing developed uses, and future developments that are carefully planned and developed
consistent with the policies of this division, are essential to the economic and social well-being of
the people of this state and especially to working persons employed within the coastal zone.

Accordingly, the Coastal Act creates the coastal zone, establishes the California Coastal Commission as
the state agency responsible for Coastal Act implementation, and identifies the basic goals of the state
for the coastal zone as follows:

Protect, maintain, and where feasible, enhance and restore the overall quality of the coastal zone
environment and its natural and artificial resources.

Assure orderly, balanced utilization and conservation of coastal zone resources taking into
account the social and economic needs of the people of the state.

Maximize public access to and along the coast and maximize public recreational opportunities in
the coastal zone consistent with sound resource conservation principles and constitutionally
protected rights of private property owners.

Assure priority for coastal-dependent and coastal-related development over other development
on the coast.

Encourage state and local initiatives and cooperation in preparing procedures to implement
coordinated planning and development for mutually beneficial uses, including educational uses,
in the coastal zone.

Thus, overall state coastal zone goals include the goal of protecting, maintaining and restoring the
overall quality of the coastal zone environment and its resources, and the goal of assuring orderly and
balanced use and conservation of such resources. These goals are then embodied in policies provided by



Coastal Act Chapter 3, which provides the key planning and management policies and provisions for the
state’s coastal zone resources.

In general, the Coastal Act establishes requirements and priorities for the location, intensity, type, and
design of new development in the coastal zone in order to promote the protection and enhancement,
where feasible, of coastal resources. The Coastal Act requires that most new development be
concentrated in and around existing developed areas with adequate public facility capacities to serve new
development. The Coastal Act also establishes a set of priority uses, including that public recreational
uses take precedence over private residential and general industrial or commercial development, but not
at the expense of agriculture or coastal-dependent industry.

Within this broader framework, the Coastal Act also provides specific prescriptions for specific resource
types. For example, public views are protected as a resource of public importance, and new
development in highly scenic areas like the Del Monte Forest must be subordinate to the setting. Public
recreational access opportunities must be maximized, and popular visitor destination points and
appropriate upland areas are protected for recreational use. Coastal waters, streams, and wetlands are
specifically required to be maintained and enhanced, including through siting and design requirements.
Likewise, the environmentally sensitive habitat area (ESHA) policies of the Act strictly limit
development within ESHA and require that adjacent development not disrupt these resources.

The broad policies of the Coastal Act are implemented through a coastal development permit (CDP)
requirement for all development in the coastal zone. New development must be consistent with the
Coastal Act, or with the applicable Local Coastal Program (LCP) that has been certified by the Coastal
Commission as consistent with the Coastal Act. Thus, implementation of the Coastal Act, including
resource planning and development permitting, fundamentally relies on close coordination and a strong
partnership between the Coastal Commission and coastal zone local governments.

MONTEREY COUNTY LOCAL COASTAL PROGRAM (LCP)

The Coastal Act requires local governments to prepare local coastal programs (LCPs) consistent with the
Coastal Act for the portion of the statewide coastal zone located within their jurisdiction. Each LCP is
required to include both a land use plan (LUP) and an implementation plan (IP) that together distill
statewide Coastal Act coastal resource policies to the local level in a way that recognizes local context
and perspective. The County of Monterey decided to divide their coastal zone area into four segments
(North County, Del Monte Forest, Carmel Area, and Big Sur) and to prepare segment-specific LUPs and
IPs for each, as well as overall IP measures and zoning for the County coastal zone. The Coastal
Commission originally certified Monterey County’s four segment-specific LUPs between 1982 and
1986. The complete LCP IP was subsequently certified in 1988, and the County of Monterey assumed
authority for issuing most CDPs in the County, including in the Del Monte Forest, at that time.

DEL MONTE FOREST LAND USE PLAN (LUP)

This document is the Del Monte Forest LUP, and is applicable to the Del Monte Forest coastal zone area
(see Figure 1). The Del Monte Forest coastal zone area is a large, almost exclusively privately held land
area that extends inland three to four miles in places and is located along approximately 7 miles of



central California shoreline. The Pebble Beach Company owns the private road system that winds
through the Forest, as well as almost all of its undeveloped land. The Pebble Beach Company also owns
and operates the major resorts in the Forest, and much of The Lodge at Pebble Beach-related commercial
operations, as well as four of the eight golf courses. The Pebble Beach Company’s predecessor, the Del
Monte Properties Company, acquired all of the Del Monte Forest and much of the surrounding area in
the early 1900s. Although the Pebble Beach Company has sold many of these original holdings over
time, as evidenced by the other golf course properties and the Forest’s individually-held residences, it
remains the predominant Del Monte Forest landowner and land management entity. As a result, this
LUP reflects the Pebble Beach Company’s significant role in coastal resource planning and management
in the Forest.

The Del Monte Forest LUP was originally certified in 1984, and has subsequently been amended
multiple times since. Because all of the Del Monte Forest is seaward of the first through public road and
the sea, pursuant to the Coastal Act all County CDP approval decisions are appealable to the Coastal
Commission, as are any local actions (approval or denial) on a CDP for a major public works project
(including a publicly financed recreational facility and/or a special district development) or an energy
facility. Because the inland portion of the Country Club planning area and a small segment of the
Gowen Cypress planning area are outside the coastal zone, development in these areas is not subject to
this LUP (and not subject to the Coastal Commission appeal process) but rather is subject to the 2010
Monterey County General Plan and the Greater Monterey Peninsula Area Plan.

DEL MONTE FOREST LUP ORGANIZATION

The LUP is organized into six chapters:

Chapter 1 provides background context and information related to the Coastal Act, the County of
Monterey LCP, and the Del Monte Forest LUP, including presenting the LUP’s overall key policies.

Chapter 2 identifies the main natural resource policies and provisions of this LUP, including identifying
the Del Monte Forest natural resource setting, and the ways in which such resources are to be protected
and managed over time.

Chapter 3 identifies the main land use and development policies of the LUP, including parameters
related to the balance between coastal zone resource conservation and development, as well as land use
designations for Del Monte Forest property. This chapter also includes a description of the Pebble
Beach Company 2011 Concept Plan (Concept Plan).

Chapter 4 presents the land use support policies of the LUP and addresses issues related to circulation,
water supply, wastewater services, and housing. This chapter also includes consideration of development
and public access infrastructure, including as it affects the timing of new or expanded uses and
development and the way in which Coastal Act and LCP priorities, including coastal-dependent and
coastal-related development, are given precedence over non-priority uses.

Chapter 5 presents additional public access policies, including identifying specific physical and visual
access facilities and requirements along the Del Monte Forest shoreline and within the area as a whole.
This chapter provides direction on how best to maximize public access and recreational opportunities in
light of the unique ownership and private use patterns within the Del Monte Forest area.



Chapter 6 describes certain LUP implementing mechanisms, including with respect to its day-to-day
administration by the County of Monterey.

DEL MONTE FOREST LUP TERMINOLOGY

The policies of this LUP implement the Coastal Act and are key to ensuring consistency of new
development with the Coastal Act. This LUP identifies standards that are mandatory in many cases,
permissive in others, and optional in certain circumstances. To assist in clarifying the intent of this LUP,
the following terminology distinctions are made:

“Must” or “shall” identifies mandatory language to which all development must adhere.

“Should” identifies guidance based on policy considerations of this LUP, as well as those of the Coastal
Act, the legislative history of the Act, and/or in judicial decisions concerning the Act and its
implementation, including through LCPs. This guidance is to be followed unless the particular facts and
circumstances require deviation.

"May” identifies language describing provisions which are desirable to adhere to in the interest of
meeting the broad goals of the Coastal Act and this LUP, but which in isolation from other mandatory
policy guidance may be interpreted and applied at the discretion of the decision-making body.

All of the provisions of this LUP must be read and applied together. In cases where questions of or
conflicts in interpretation arise, such questions and conflicts are to be resolved in favor of the
interpretation that is most protective of coastal resources and most consistent with the Coastal Act.

DEL MONTE FOREST LUP KEY POLICIES

The LUP is organized in relation to the following primary elements and objectives, each of which is
called out in the LUP as a Key Policy. Each individually represents the key policy for the identified LUP
issue area, and they collectively represent the principal LUP policies:

Freshwater and Marine Resources

The water quality and biological value of the Del Monte Forest’s coastal streams, wetlands, open coastal
waters, and the Carmel Bay shall be protected and maintained, including through application of adequate
buffers and setbacks, maintaining hydrologic inputs, protecting riparian and wetland vegetation,
carefully controlling grading to minimize erosion and sedimentation, and effective collection, filtration,
and treatment of runoff.

Environmentally Sensitive Habitat Areas

The environmentally sensitive habitat areas of the Del Monte Forest are unique, limited, and fragile
resources that are sensitive and important biologically, as well as resources that enrich Del Monte Forest
enjoyment for residents and visitors alike. Accordingly, these areas shall be protected, maintained, and,
where possible, enhanced and restored in accordance with the policies of this LUP. Except where
specifically and explicitly authorized by the LUP, all categories of land use and development, both



public and private, shall be subordinate to the protection of these areas.

Forest Resources

The natural beauty of the Del Monte Forest is one of its chief assets, and forest resources, in addition to
their fundamental role in supporting the area’s natural environment, are a principal constituent of the
scenic attractiveness of the area that must be preserved for the benefit of both residents and visitors
alike. These forest resources are best understood as complex and dynamic habitats comprising forest
trees, understory vegetation, wildlife, soils, and climate, and the interaction of all these elements. These
forests are complex, interdependent webs of living organisms and physical habitat, and are much more
than simply an aggregate of trees. They are also home to the area’s wildlife and serve to moderate
climatic extremes. Long-term preservation of forest resources is a paramount concern and objective of
the LUP.

Hazards

Land uses and development in areas of geologic, flood, fire, and other coastal hazards shall be carefully
regulated through the best available planning practices and sited and designed in order to minimize risks
to life and property, and damage to the natural environment.

Scenic and Visual Resources

The Del Monte Forest and 17-Mile Drive are significant and important visitor destinations. It is the
objective of this LUP to protect the area’s magnificent scenic and visual resources, to avoid
incompatible development, and to encourage improvements and facilities that complement the Forest’s
natural scenic assets and enhance the public’s enjoyment of them. To protect the scenic and visual
resources of the Del Monte Forest area, only development that does not block significant public views
and does not significantly adversely impact public views and scenic character, including with specific
attention to the 17-Mile Drive corridor and designated public access areas/vista points, shall be allowed.

Cultural Resources

The Del Monte Forest’s cultural resources shall be maintained, preserved, and protected for their
scientific and cultural heritage values. New land uses and development shall be considered compatible
with this objective only when they incorporate site planning and design features necessary to avoid
impacts to cultural resources, and where impacts are unavoidable they shall be minimized and
reasonably mitigated.

Land Use and Development

Land use designations are directive as to the type of use, but uses shall only be allowed provided such
use and related development can be accomplished consistent with LUP policies, including resource
protection requirements. Development shall be sited and designed in such a manner as to protect and
enhance coastal resources, including public recreational access.



Circulation

The continued development of a multi-modal circulation system within the Del Monte Forest shall be
encouraged to provide an adequate level of service with minimal intrusion to the Forest environment,
ensure adequate and effective public recreational access, encourage separation of visitor and resident
traffic, and provide for a proportionate share of the improvements necessary to impacted areas of
Highway 68, which serves as an external access route to the Del Monte Forest.

Water and Wastewater

Development shall be approved only if it can be served by adequate and long-term public water supplies
and wastewater treatment capacities. Priority for use of scarce water and wastewater treatment capacity
shall be for coastal priority land uses. Wastewater systems which minimize or eliminate ocean pollution,
and which provide for reclamation of wastewater for reuse, shall be encouraged and supported.

Housing opportunities for persons and families of low to moderate income should be protected and
provided, both within the Forest and in outlying areas, as a function of new development within the
Forest.

Public Access

Visual and physical public access to and along the shoreline and the enjoyment of public recreational
values throughout the Del Monte Forest, consistent with the basic purpose of the California Coastal Act,
shall be maximized. This LUP shall also seek to ensure that the beauty of the Del Monte Forest Area
coast, its tranquility, and the health of its environment will not be marred by public overuse or neglect.



CHAPTER TWO

RESOURCE MANAGEMENT ELEMENT

INTRODUCTION

The spectacular meeting of forest, land, and sea in the Del Monte Forest area is more than an important
scenic attraction of the Monterey Peninsula; it is also a vital habitat for a variety of vegetation and
wildlife species, including several rare and endemic species dependent on the unique ecosystem. That so
much of the Forest’s natural and scenic resources remain unspoiled is also significant; it provides a sharp
contrast to urban developments in most areas of the nearby cities of Carmel-by-the-Sea, Pacific Grove,
and Monterey.

In considering the following natural resource management sections, it is important to read them as a
whole and as discrete subjects. For example, disruption of vegetation at one site could increase site-
specific runoff, which in turn could increase area-wide erosion and affect water quality, riparian habitats,
and visual quality. In addition, many of the Forest’s natural resource areas encompass a variety of
species and habitat types that are important and sensitive by themselves, but that also have important
ecosystem values when considered together.

This chapter details requirements for protecting and enhancing certain natural resources in the Del
Monte Forest, including those related to freshwater resources (wetlands, streams, creeks, etc.), marine
resources (intertidal areas, roosting and haul-out sites, etc.), ESHA, forests, natural landforms, and
public viewsheds. Such requirements are organized below in sections by resource type, but there is
considerable overlap and interplay between sections, and thus they must be understood in relation to all
of the requirements of the chapter. In addition, the resource requirements in this chapter are not the only
resource requirements of the LUP, and the requirements of the other LUP chapters that refer to similar
and other resources are also applicable and must be recognized on the same footing as these here. As
stated in Chapter 1, any questions and conflicts are to be resolved in favor of the interpretation that is
most protective of coastal resources and most consistent with the Coastal Act.

Of particular note, this chapter must also be understood in terms of Pebble Beach Company’s Concept
Plan described in Chapter 3. Pebble Beach Company is the owner of the vast majority of the
undeveloped land in Del Monte Forest and the Concept Plan was developed to provide certainty as to the
ultimate disposition of that land under the LUP. The Concept Plan includes provisions for the Company
to dedicate and preserve most of its undeveloped land, and for it to develop and redevelop a limited
number of other areas, some of which include certain natural resources. The Concept Plan allows for
certain resource impacts to ESHA, wetlands, dunes, streams, and riparian corridors in these limited areas
notwithstanding other LUP policies protecting such resources in recognition of the significant permanent
open space protection that would correspondingly be applied to the overwhelming majority of the Pebble
Beach Company’s significant undeveloped lands. In short, for these lands and pursuant to the Concept
Plan, this LUP strikes a balance that recognizes that concentrating development in and near existing
developed Forest nodes (e.g., in former quarry areas and in areas framed by golf course and residential
development, etc.) pursuant to the Plan allows for large resource areas, including those that are
contiguous to other large protected resource areas (e.g., Pescadero Canyon and Huckleberry Hill Natural
Habitat Area, etc.), to be protected and managed as contiguous habitat areas in perpetuity.



Overall, the common thread of this chapter and others, and really the LUP as a whole, is one of resource
protection. The LUP fundamentally recognizes that the resources of the Del Monte Forest are significant
and important, and that their protection is essential to the health and wellbeing of the Forest, not only in
terms of the value of the resources themselves but also including in terms of fostering a natural
environment within which the Forest’s residential and visitor-serving commercial uses can thrive.

FRESHWATER AND MARINE RESOURCES

California Coastal Act policies require the protection of freshwater and marine resources, particularly
areas or species of biological or economic significance, and the maintenance of water quality, both
inland and along the coast.

Freshwater resources, including riparian corridors and wetlands, are limited in the Del Monte Forest
area. Wetland habitat in the Forest is primarily freshwater-related and is perhaps the most limited in
extent. Del Monte Forest streams tend to flow seasonally, generally carrying surface runoff during the
rainy season. Disruption of hydrologic inputs and quality, including sedimentation from disturbed areas
and polluted runoff from buildings and paved surfaces, is perhaps the most serious threat to the Del
Monte Forest’s freshwater resources. These freshwater systems exist in the Forest in a sort of dynamic
equilibrium that can be easily disrupted by inappropriate development siting and design, thus requiring
both appropriate setbacks as well as thoughtful consideration of design options to minimize disruption of
these areas.

The Del Monte Forest’s marine resources include significant intertidal areas, offshore rocks which are
used as major rookeries, roosting and haul-out sites, extensive kelp beds which support numerous
species of sport fishes as well as the threatened sea otter, the Carmel Bay State Ecological Reserve, and
the Carmel Bay Area of Special Biological Significance (ASBS). Non-point sources of pollutants to
Carmel Bay come primarily from silt from eroding surfaces and from other pollutants in storm water
runoff. Pollutants of concern in such runoff include, but are not limited to: sediments, nutrients
(nitrogen, phosphorous, etc.), pathogens (bacteria, viruses, etc.), oxygen demanding substances (plant
debris, animal wastes, etc.), petroleum hydrocarbons (oil, grease, solvents, etc.), heavy metals (lead,
zinc, cadmium, copper, etc.), toxic pollutants, floatables (litter, yard wastes, etc.), synthetic organics
(pesticides, herbicides, PCBs, etc.), and changes in its physical parameters (changes to salinity,
temperature, dissolved oxygen, etc.). The Pescadero Creek watershed, and much of the southern portion
of the Del Monte Forest, drains to Carmel Bay, and thus development in these areas is of heightened
concern for Carmel Bay protection, especially development which may become or lead to a source of
pollutants into the Bay.

Freshwater and Marine Resources Key Policy

The water quality and biological value of the Del Monte Forest’s coastal streams, wetlands, open coastal
waters, and the Carmel Bay shall be protected and maintained, including through application of adequate
buffers and setbacks, maintaining hydrologic inputs, protecting riparian and wetland vegetation,
carefully controlling grading to minimize erosion and sedimentation, and effective collection, filtration,
and treatment of runoff.



Freshwater and Marine Resource Policies

1.

New development shall be sited and designed to minimize runoff, site disturbance, erosion, and
sedimentation. All new development shall be designed to conform to site topography as much as
possible. New residential driveways and other vehicular surfaces shall be kept to the minimum
length and width to provide simple, direct access, and surfaces shall be designed to minimize runoff
(including through use permeable materials, filtration strips, and use of engineered
collection/treatment units). Other impervious vehicular surfaces shall be limited to the minimum
required to meet daily (not occasional) parking needs. This policy shall not be read to preclude safe
bicycle lanes or adequate parking for commercial visitor-serving development and access points.

Non-point sources of pollution to Carmel Bay, rocky intertidal areas, and wetlands shall be avoided,
and where unavoidable, minimized and mitigated, through use of appropriately sited and designed
drainage and runoff control systems.

Grading and site preparation activities shall incorporate design features to prevent soil erosion, repair
existing erosion damage within the development footprint and prevent pollution of coastal waters.

All development shall employ adequate erosion/sediment control and water quality construction best
management practices (BMPs) during construction, and all such BMPs shall be in place prior to the
commencement of construction and shall be maintained in good operating condition through the
construction period.

Erosion control measures (e.g., native vegetation cover, temporary vegetation, seeding, mulching, or
other suitable stabilization methods) shall be used to protect soils that have been disturbed during
grading or development. Manufactured slopes shall be stabilized as soon as possible with planting of
native annual grasses and shrubs, appropriate native compatible plants, and with approved
landscaping.

Provisions shall be made to collect and conduct runoff to drainage areas/devices capable of polluted
runoff filtration/treatment (e.g., vegetated filtration strips, detention/retention basins, storm drains,
etc.) to ensure maximum on-site filtration/treatment. Permanent onsite drainage areas/devices shall
be designed to accommodate increased runoff resulting from site modification. Where necessitated
by good drainage design considerations, on-site retention of storm water may be considered to reduce
the size requirements for drainage structures, consistent with resource protection policies.

Dumping of spoil (dirt, garbage, refuse, etc.) into riparian habitat and drainage courses shall be
prohibited.

ENVIRONMENTALLY SENSITIVE HABITAT AREAS

Environmentally sensitive habitat areas are those in which plant or animal life or their habitats are rare or
especially valuable due to their special role in an ecosystem and which could be easily disturbed or
degraded by human activities and developments. The Coastal Act provides strong protection for
environmentally sensitive habitat areas and within such areas permits only resource-dependent uses (e.g.,
nature education and research) that do not result in any significant disruption of habitat values. The Act
also requires that any development adjacent to environmentally sensitive habitat areas be properly sited
and designed to avoid impacts that would significantly degrade such habitat areas.



The Del Monte Forest is home to a variety of plant and animal species, including some that are
exceptionally rare. These include Yadon’s piperia, an orchid that is found in the Del Monte Forest but
almost nowhere else in the world, and California red-legged frog. The native Monterey pine forest
within which these and other sensitive species reside is the dominant biological community and is itself
a special habitat — one of only five such native pine forest occurrences in the world. It is also the most
extensive of these worldwide.

Offshore and along the shoreline, there is also an abundance and diversity of marine life. The shoreline
is characterized by good water quality, protected pocket beaches alternating with granite outcroppings,
and an unusually wide variety of animal and plant life, including a sea otter population and many
endemic species of algae.

Unless there is compelling site specific evidence to the contrary, all of the following are considered
ESHA in the Del Monte Forest:

= Threatened or Endangered pursuant to the federal Endangered Species Act of 1973 as amended.

= Rare, Threatened or Endangered pursuant to the California Endangered Species Act of 1984 as
amended.

= Habitat areas that are designated as an Area of Special Biological Significance (ASBS) or a
Marine Protected Area (MPA).

= Areas of particular biological, scientific, or educational interest, including large continuous
expanses of native trees and vegetation.

Determinations of whether ESHA is actually present in any particular situation must be based on an
evaluation of both the resources on the ground and knowledge about the sensitivity of the habitat at the
time of development consideration. In the Del Monte Forest Area, examples of habitat areas that have
been determined to be entirely or in part environmentally sensitive include: the rare Monterey cypress
and Gowen cypress forest communities, portions of the native Monterey pine forest, the endemic
Monterey pine/Bishop pine association, central maritime chaparral, coastal sand dunes, streams and
riparian corridors, wetlands, rocky intertidal areas, near-shore reefs, offshore rocks and inlets, the
Carmel Bay ASBS, kelp beds, rookeries and haul-out sites, important roosting sites, sites of sensitive
plants and animals associated with these and other habitats, and changes that could cause a fish or
wildlife species population below self-sustaining levels, threaten to eliminate a plant or animal
community, or restrict the range of an endangered, rare or threatened species.

Possible threats to the Del Monte Forest’s environmentally sensitive species and habitats vary in type
and degree of severity. Unrestricted recreational use is probably the greatest single threat to sensitive
habitats along the immediate shoreline. Trampling, collecting, and off-road automobile parking have
damaged or degraded certain habitats. Alterations to the surface hydrology and removal of natural
vegetation are the two most serious threats to the continued viability of forest habitats. Given the
forested nature of most of the undeveloped Del Monte Forest area, as well as the built environment —
residential and otherwise — that exists within certain such areas, avoiding development that further
fragments and circumscribes such forest habitats is key to their vitality and protection. Where
development is allowed (e.g., on legal lots of record), it must be sited and designed in such a way as to
maintain large and intact forest areas as viable forest units. Opportunities for permanent conservation of
forest resources (e.g., through dedication and conservation easement), are strongly encouraged and
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supported. In all cases, future development near environmentally sensitive habitat areas must be
carefully sited and designed to avoid potential adverse impacts to these resources.

Potentially disruptive threats to the Del Monte Forest’s sensitive marine habitats include the discharge or
spillage of wastes and hazardous materials, as well as polluted runoff, which may originate from a
variety of sources. The main sources of concern are wastewater discharge and polluted runoff from
vehicular surfaces and other sources (e.g., manicured landscaped areas). While wastewater is generally
thought of as treated municipal sewage, it can potentially include any number of toxic and/or hazardous
materials from industrial processes and other sources. Wastewater discharge therefore has a high
potential for disrupting the marine environment of Carmel Bay and the Forest's coastal waters. Similarly,
polluted runoff is widely known to have a high potential for environmental degradation. Land uses and
development in the Del Monte Forest must be evaluated in terms of the potential for adverse impacts to
streams, wetlands, riparian corridors, other wet resource areas, and the ocean, and measures must be put
in place to adequately address potential impacts.

ESHA Key Policy

The environmentally sensitive habitat areas of the Del Monte Forest are unique, limited, and fragile
resources that are sensitive and important biologically, and that enrich Del Monte Forest enjoyment for
residents and visitors alike. Accordingly, these areas shall be protected, maintained, and, where
possible, enhanced and restored in accordance with the policies of this LUP. Except where specifically
and explicitly authorized by the LUP, all categories of land use and development, both public and
private, shall be subordinate to the protection of these areas.

ESHA Policies

8. Environmentally sensitive habitat areas shall be protected against any significant disruption of
habitat values. Within environmentally sensitive habitat areas, new land uses shall be limited to those
that are dependent on the resources therein. Land uses and development adjacent to environmentally
sensitive habitat areas shall be compatible with long-term maintenance of the habitat area, and such
land use and development shall be sited and designed to prevent impacts that would significantly
degrade the habitat areas.

9. Improvements to facilitate public recreational and/or visitor uses (including vegetation removal,
excavation, grading, or filling) in environmentally sensitive habitat areas shall be sited, designed and
managed to avoid any significant disruption of the protected resources and shall only be allowed for
uses and improvements that are dependent on the resource. Areas that are especially sensitive to
recreational use include riparian and stream habitats, wetlands, rocky intertidal areas, and sites of
threatened, rare, and endangered species of plants and animals. Bird rookeries, major roosting and
haul-out sites, and other wildlife breeding or nursery areas are generally appropriate only for off-site
observation. Any such public recreational/visitor uses and improvements in environmentally
sensitive habitat areas shall be required to enhance the affected habitat as part of the
use/improvement.

10. Subdivisions that would allow or create commitment to non-resource dependent development in
environmentally sensitive habitat areas are prohibited. Subdivisions that allow or create commitment
to development adjacent to environmentally sensitive habitat areas shall be allowed only at densities
compatible with protection and maintenance of these resources, and if such subdivisions include
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14.
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16.

enforceable parameters to prevent impacts that would significantly degrade those areas. Subdivisions
may be approved only where potential adverse impacts to environmentally sensitive habitat areas
from the subdivision or future development reasonably facilitated and expected due to the
subdivision can be prevented. No residential subdivision shall be allowed unless it is first
demonstrated that, for each new residential lot, normal residential development, including driveway
and utility connections, is feasible without damage to any environmentally sensitive habitat area.

Contiguous areas of land in open space uses shall be maintained wherever possible to protect
environmentally sensitive habitat areas and associated wildlife values. To this end, development of
parcels immediately adjacent to environmentally sensitive habitat areas shall be planned to keep
development intensity immediately adjacent to the sensitive habitats as low as possible, consistent
with other planning criteria (e.g., drainage design, roadway design, and public safety).

Where development of any type, including subdivision of land for development purposes, is
proposed in or near documented or expected locations of environmentally sensitive habitat areas,
biological reports, including field surveys and impact analysis, by qualified individuals shall be
required to precisely determine such habitat area locations and to recommend siting, design, and
related mitigating measures to ensure protection of any sensitive species or habitat areas present.

. Environmentally sensitive habitat areas shall be protected through deed restrictions or permanent

open space conservation and scenic easements granted to the Del Monte Forest Foundation. Where
developments are proposed within or near areas containing environmentally sensitive habitat, such
restrictions or easements shall be established through the development review process. Where
development has already occurred within or near areas containing environmentally sensitive habitat,
property owners are encouraged to voluntarily grant conservation and scenic easements to the Del
Monte Forest Foundation. Except in the case of voluntary easements, each instrument for effecting
such restriction or easement shall be subject to approval by the County and the Coastal Commission
as to form and content; shall provide for enforcement, if need be, by the County or other appropriate
enforcement agency; and shall name the County as beneficiary in the event the Foundation ceases or
is unable to adequately manage these easements for the intended purpose of natural habitat
preservation. Permanent open space conservation and scenic easements shall be dedicated to the Del
Monte Forest Foundation for all areas of the Forest designated Open Space Forest and Open Space
Shoreline.

Near environmentally sensitive habitat areas, native vegetation removal and land disturbance
(grading, excavation, paving, etc.) shall be restricted to the minimum amount necessary to
accommodate reasonable development. Development shall be sited and designed to prevent impacts
that would significantly degrade those nearby areas, and shall be compatible with the continuance of
those habitat areas.

The use of non-invasive Del Monte Forest-appropriate native plant species shall be required in
landscape materials used in projects and invasive plant species shall be prohibited, especially in
developments adjoining environmentally sensitive habitat areas. Non-native and/or invasive plant
species should be removed, and such removal is encouraged.

Prior to approval of development on existing legal lots of record, a biological report shall be
prepared by a qualified biologist for the purpose of determining the presence of rare, endangered,
and/or sensitive native plant and animal species and habitats and developing appropriate siting and
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23.

design standards.

The remnant native sand dune habitat along the shore in the Spanish Bay planning area, on Signal
Hill near the former Spyglass Quarry, and adjacent to 17-Mile Drive in the Spyglass Cypress
planning area, shall be preserved through open space conservation and scenic easements conveyed to
the Del Monte Forest Foundation, as provided by Policy 13 above, as part of the approval of any
development in adjacent areas.

Uses of remnant native sand dune habitat shall be limited to low-intensity scientific, educational,
and/or recreational activities dependent on the resource. Particular attention shall be given to
protection of rare and endangered plants from trampling. Such uses must be consistent with
restoration and enhancement of the habitat.

To prevent further degradation and to allow for restoration of degraded dune and bluff habitats,
parking along 17-Mile Drive shall be restricted to designated turnouts through the use of barriers
(structural and vegetational) and enforcement signs that are sited and designed to avoid impacting
scenic views.

Indigenous Monterey cypress habitat is an environmentally sensitive habitat area within the Del
Monte Forest, and is presumed present within the area mapped in Figure 2a. All proposed
development in this area shall be accompanied by the biological reports described in Policies 12 and
16. All use and development in or adjacent to indigenous Monterey cypress habitat areas shall be
compatible with the objective of protecting this environmentally sensitive coastal resource. All
improvements (such as structures and driveways, etc.) shall be carefully sited and designed to avoid
potential damage or degradation of Monterey cypress habitat, including the microhabitat of
individual cypress trees, and must be located within existing hardscaped areas and outside of the
dripline of individual cypress trees. Within the perimeter of the identified habitat area for a site,
including at a minimum as defined by the driplines of the outermost indigenous Monterey cypress
trees on the site, removal of native trees or other indigenous vegetation, grading, paving, building
construction activity, landscape alterations and summer watering shall be prohibited. On the inland
side of 17-Mile Drive, driveways shall be allowed in this area where the driveway does not come
within the dripline of individual Cypress trees. Underground residential utilities and fences shall be
allowed in this area on the inland side of 17-Mile Drive. Open space conservation and scenic
easements are required for all undeveloped areas of a parcel within the Monterey cypress habitat
area, and such easements shall be secured consistent with Policy 13.

The County supports the establishment of an interpretive and educational program at Crocker Grove
(see Figure 2a). The program would be under careful supervision and designed for the protection of
the indigenous Monterey cypress habitat. The type and intensity of access to Crocker Grove shall be
carefully regulated.

In addition to all other requirements, land uses and development within or adjacent to the Gowen
cypress/Bishop pine association and the S.F.B. Morse Botanical Reserve (see Figure 6f) shall be
compatible with the objective of protection of the S.F.B. Morse Botanical Reserve. Residential and
recreational development, such as golf courses, shall be carefully sited and restricted to a level
consistent with the protection of these resources. Development proposed adjacent to Gowen cypress
habitat shall be planned in a manner to protect this rare species.

In addition to environmentally sensitive habitat area policies that may also apply, riparian plant
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communities shall be protected by establishing a setback/buffer of at least 100 feet as measured from
the outer edge of riparian vegetation. The setback/buffer requirement may be reduced only if it is
clearly demonstrated that a narrower setback/buffer is sufficient to protect riparian vegetation and
associated wildlife values and other ecological functions, and that riparian enhancement is included
in a project. No significant disruption of riparian habitat will be permitted, and all allowable
use/development dependent on the riparian resource, including bridges, shall result in long-term
habitat enhancement (i.e., new habitat value greater (qualitatively and quantitatively) than existing
habitat value). Examples of such cases include restoration of previously damaged riparian
environments and replacement of fill and culverts by bridges.

24. To protect wildlife habitat values of riparian areas and their adjacent setback/buffer zones, off-road
vehicle activity of any type shall be prohibited within such areas. In addition, general public access
should be limited within such areas to designated portions of the setback/buffer area (such as cart
paths or trails) that are sited and designed to avoid impacts to riparian habitat.

25. In addition to environmentally sensitive habitat area policies that may also apply, a setback/buffer of
at least 100 feet as measured from the edge of wetlands and from the mean high water line of the
ocean shall be provided. No landscape alterations will be allowed in this setback/buffer area unless
accomplished in conjunction with restoration and enhancement, and unless it is demonstrated that no
significant disruption of environmentally sensitive habitat areas will result.

26. Alteration of the shoreline shall be prohibited except when required to serve coastal-dependent uses,
to protect existing structures and public beaches in danger from erosion, and/or to restore and
enhance shoreline habitat.

27. In the Cypress Point area, development shall be restricted to that associated with existing uses (e.g.,
golf course and golf clubhouse at the Cypress Point Club).

28. Shoreline areas used by harbor seals shall be managed to protect seals during the pupping period
from April 1 to June 1, including through limitations on public access to such areas.

29. All new and/or expanded wastewater discharges into offshore coastal waters shall require a permit
from all applicable agencies.

FOREST RESOURCES

Forest-crested landforms providing a scenic backdrop for the cities of Monterey, Pacific Grove, and
Carmel-by-the-Sea, and for the Del Monte Forest area are an integral part of the mystique of the
Monterey Peninsula. The Del Monte Forest has long been recognized for its natural beauty and is well
known for its mostly craggy shoreline that extends through the bluff platform and large areas of dunes up
through and into a sloped landform mantled by native Monterey pine forest. The spectacular meeting of
forest, land, and sea in the Del Monte Forest area is not only an important scenic attraction of the
Monterey Peninsula, for both residents and visitors, but vital habitat for a variety of vegetation and
wildlife, including several rare and endemic species dependent on the unique ecosystem.

Perhaps the most compelling characteristic of the Del Monte Forest area is this spectacular physical
setting. Framed by the Asilomar Dunes extending into Pacific Grove upcoast and the granitic sands of
Carmel Beach downcoast, the Del Monte Forest shoreline includes the incredible white sand dunes and
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beaches at Spanish Bay, Fan Shell Beach, and Signal Hill, the craggy shoreline from Cypress Point to
Pescadero Point, and the striking calm waters and sandy beaches of Stillwater Cove — part of Carmel
Bay (a designated State Marine Conservation Area, Water Quality Protection Area, and Area of Special
Biological Significance) and the Monterey Bay National Marine Sanctuary. Inland of the shoreline, the
Del Monte Forest transitions through both developed and undeveloped areas containing a variety of
streams and creeks towards the peak of the Monterey Peninsula.

Within the spectacular physical setting of the Del Monte Forest is the forest resource itself. Much of the
area remains substantially mantled by forest cover; predominantly native Monterey pine forest, but also
native Monterey cypress, Gowen cypress, and Bishop pine, in both distinct and mixed groves of these
species. Even the Forest’s developed areas are mantled to greater and lesser degrees (depending on the
nature of the development and how much of the native flora was retained and protected) with forest
cover. Several areas have been formally set aside for preservation, such as the Huckleberry Hill Natural
Habitat Area with its unique and valuable ecosystems.

The primary connecting forest resource thread is the native Monterey pine forest itself. The native Pinus
radiata mantling the Monterey Peninsula is the defining characteristic of the Del Monte Forest. Majestic
stands of pine forest as well as smaller groups of individual trees generally frame homes and other
developed areas, and larger and more intact (and often more biologically diverse) forest areas occupy
most of the undeveloped remainder of the Forest. The native Monterey pine forest is the dominant
biological community and itself a special habitat — one of only five such native pine forest occurrences in
the world. It is also the largest and most extensive of these worldwide.

Alteration of the Forest (e.g., through tree removal or excavation) not only can impact the soils, the
natural drainage system, and associated plant and animal habitats, but can also lead to adverse impacts to
its defining element, namely the forest resource itself. Preservation of the unique forests of the Del
Monte Forest, including the dominant native Monterey pine forest areas, for their aesthetic and habitat
value is a concern of both residents and visitors to the area as well as a statewide and even global issue
in certain respects given the relative rarity of many Del Monte Forest natural resources. And while
individual trees may rate protection in their own right in certain circumstances, the native Monterey pine
and other forests of the Del Monte Forest are probably best understood as complex and dynamic habitats
comprised of trees, understory vegetation, wildlife, soils, and climate and the interaction of all these
elements. In short, the forest is a complex, interdependent web of living organisms and physical habitat.

Thus, the paramount LUP concern is protection of identified forest resources, and not just individual
trees. The LUP policies that follow are meant to protect intact forest areas as a paramount concern, and
forest areas that constitute ESHA above all. In those terms, it is important to note that much of the
developed Del Monte Forest area is also forested to a certain extent. The LUP recognizes this fact, and
distinguishes between forest that is ESHA and forest that is not ESHA; and among the latter those areas
that are best considered as an aggregate of trees as opposed to defined forest areas. The LUP requires
some level of protection for all of these types of forest, but allows for disturbance of non-ESHA forest
and non-forest trees as part of normal and typical development consistent otherwise with the LCP, while
strictly limiting what can occur in ESHA forests.

Future development in the Del Monte Forest, particularly within, adjacent to, or upslope from forest
areas, must be responsive to the delicate balance of climate, soils, and vegetation which has developed
over the centuries, and development must not be allowed to adversely impact significant forest
resources, including forest ESHA. Tree removal is allowed in certain circumstances, including in terms
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of trees that are not part of a forest and in non-ESHA forests, but tree removal in ESHA forests is only
allowed as part of restoration and enhancement projects. Accordingly, a fundamental component of
evaluating development in the Del Monte Forest that affects trees/forests is determining the types of
trees and forest affected, and applying policies based on that determination to ensure protection of forest
resources overall.

Forest Resources Key Policy

The natural beauty of the Del Monte Forest is one of its chief assets, and forest resources, in addition to
their fundamental role in supporting the area’s natural environment, are a principal constituent of the
scenic attractiveness of the area that must be preserved for the benefit of both residents and visitors
alike. These forest resources are best understood as complex and dynamic habitats comprising forest
trees, understory vegetation, wildlife, soils, and climate, and the interaction of all these elements. These
forests are complex, interdependent webs of living organisms and physical habitat, and are much more
than simply an aggregate of trees. They are also home to the area’s wildlife and serve to moderate
climatic extremes. Long-term preservation of forest resources is a paramount concern and objective of
the LUP.

Forest Resources Policies

30. The natural forested character of Del Monte Forest shall to the maximum feasible degree be retained
consistent with the uses allowed by this LUP. Accordingly, all tree removal, land clearing for
development, and forest management activities within native forest areas covered by this LUP shall
conform to LUP policies regarding water and marine resources, environmentally sensitive habitat
areas, and scenic visual resources.

31. Where LUP objectives conflict, preference should be given to long-term protection of the forest
resource. All development that could affect trees and/or forest resources shall be accompanied by a
forest management plan that clearly identifies all aspects of the tree/forest resources in question,
including in relation to whether the trees are part of a forest, and whether the forest or portions of it
are considered ESHA (to which the requirements of the preceding applicable LUP ESHA policies
shall apply). When reviewing requests for tree removal, environmental considerations shall include
review of forest plant associations, native soil cover, fuel management, aesthetic values, tree health,
and applicable forest management plans. Within a forest ESHA, or for any individual tree considered
ESHA, tree removal shall be prohibited unless it is part of restoration and enhancement efforts.

32. In reviewing requests for tree removal, land clearing, and other development, preservation of scenic
resources shall be a primary objective. Because of the regional significance of the forest resources,
special consideration shall be given to the ridgeline silhouette, as well as views from significant
public viewing areas, such as the corridors along Highway 68 and 17-Mile Drive, and the view from
distant publicly accessible shoreline areas such as found at Point Lobos State Natural Reserve.

33. In considering potential development projects, siting and design shall be required to minimize to the
extent feasible the removal of trees and understory vegetation and damage to soil resources. Siting,
design, and land use concepts that minimize removal and damage should be applied and are
preferred. Retained trees that are located close to construction areas shall be protected from
inadvertent damage by construction equipment through wrapping of trunks with protective materials,
bridging or tunneling under major roots where exposed in foundation or utility trenches, and other
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measures appropriate and necessary to protect the well-being of the retained trees.
34. The natural forest soil cover shall be retained in place to the maximum extent possible.

35. Development, including driveways and parking areas, shall be sited and designed to minimize
removal of trees, especially trees that significantly contribute to the visual character of public view
corridors (e.g., along 17-Mile Drive) and that screen the development from public view and
neighboring properties. The clustering of single family homes in order to maintain the forested
character of the Del Monte Forest shall be encouraged, and shall be required in subdivisions where
topographic and habitat constraints allow. Native trees that are removed shall be replaced on the site
in accordance with the recommendations of an approved Forest Management Plan with trees of the
same variety, except where it is demonstrated that replacement of trees would result in an
overcrowded, unhealthy environment. Replacement trees shall be retained and maintained in good
condition. Trimming, where not injurious to the health of the tree(s), may be performed, including to
reduce safety and fire hazards.

36. Because of the habitat, recreation, aesthetic, and scientific values of forest resources in the Del
Monte Forest, commercial harvesting for timber or firewood shall be prohibited.

37. Development associated with The Inn at Spanish Bay shall be designed to maximize the retention of
the native Monterey pine forest as much as possible seaward of 17-Mile Drive.

HAZARDS

The Coastal Act requires that new development minimize risks to life and property in areas of geologic,
flood, and fire hazard; and, furthermore, that new development assure stability and structural integrity,
and not threaten the stability of a site, contribute significantly to erosion, geologic instability, or
destruction of the site or surrounding areas, or in any way require devices which would alter natural
landforms along coastal bluffs and cliffs.

Although the Del Monte Forest is located in an active seismic region, with active faults a few miles to
the east and west, the Cypress Point fault (potentially active) and minor faulting in the Pescadero Canyon
area are likely the most significant local seismic hazards. The most likely effects of seismic activity that
would occur locally are ground shaking, ground failure, bluff erosion, and tsunami. Areas with slopes
over 30% in combination with unstable bedrock or soils could become hazardous during seismic
activity.

Potential significant damage due to flooding in the area appears minimal. The two creeks with flooding
potential adjoin golf courses and generally appear to pose little flood danger to life and property. Major
upstream development within the watershed may require safeguards to preclude flood or erosion control
in downstream areas.

Most forested areas of the Del Monte Forest are considered high fire hazard areas and special attention
must be given to subdivision design, structural design, landscaping, and maintenance when development
is otherwise allowable under the LUP in these areas to minimize the risks to life and property.
Unforested parts of the Del Monte Forest Area are not rated as hazardous in terms of fire hazard. Fire
protection services are available within the area and the response time is adequate.
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The Del Monte Forest shoreline is subject to a variety of coastal hazards (including but not limited to
episodic and long-term shoreline retreat and coastal erosion, high seas, ocean waves, storms, tsunami,
coastal flooding, landslides, bluff and geologic instability, and the interaction of same), all of which are
likely to be exacerbated by sea level rise and global climate change over time. Thus, consistent with the
Coastal Act, all new development along the shoreline must account for such hazards and be sited and
designed to avoid the need for protective devices and other such development. If existing development is
threatened due to such hazards, solutions should be premised on avoiding shoreline-altering
development if feasible, including through relocation/redesign of endangered structures.

Siting, density, and design of future development with sensitivity to potential hazards will ensure that
life and property will continue to be protected to the greatest extent feasible.

Hazards Key Policy

Land uses and development in areas of geologic, flood, fire, and other coastal hazards shall be carefully
regulated through the best available planning practices and sited and designed in order to minimize risks
to life and property, and damage to the natural environment.

Hazards Policies

38. New development shall be sited and designed to minimize risk from geologic, flood, or fire hazards;
to assure stability and structural integrity; and to not threaten the stability of a site, contribute
significantly to erosion, geologic instability, or destruction of the site or surrounding areas. Areas
that are subject to the highest category of fire hazard in the California Department of Forestry and
Fire Protection Fire Hazard Rating System shall be considered unsuitable for development, unless it
can be clearly demonstrated that design measures can adequately mitigate the fire hazard. Mitigation
of hazards shall be demonstrated by detailed technical reports specific to the hazard type in question
(e.g., soils, geologic, geotechnical, erosion control, fire hazard, etc.) that are prepared by persons
who are appropriately qualified in the hazard field in question (e.g., civil engineers and engineering
geologists familiar with coastal processes, geotechnical engineers, etc.) and that are submitted as part
of any permit application. All technical reports shall be prepared consistent with County criteria for
such reports (e.g., criteria for detail on seismic hazards are contained in the General Plan Safety
Element; criteria for detail on fire hazards are based on the fire hazard rating system of the California
Department of Forestry and Fire Protection; criteria for detail on shoreline hazards are based on
Coastal Commission guidelines). All technical reports and analyses shall accompany development
applications and/or be part of any required environmental documentation (e.g., that associated with
CEQA).

39. Subdivisions may be approved only where it can be clearly demonstrated that development of each
proposed parcel and construction of any necessary access roads will not significantly contribute to
erosion, geologic instability, flooding, or fire hazard, all of which shall be demonstrated in the
technical reports required by Policy 38.

40. Development shall be sited and designed to conform to site topography and to minimize grading and
other site preparation activities. Natural features, such as tree cover, should be preserved.
Applications shall be reviewed for potential onsite and offsite impacts arising from grading, as well
as related geologic and seismic hazards, and mitigation measures may be required to offset such
impacts. All areas disturbed by grading shall be revegetated with non-invasive native plant species
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42.

43.

44.

45.

appropriate to the site in order to recreate as much as possible native plant and animal habitat.

Structures to be occupied shall be set back a minimum of 50 feet from an active or potentially active
fault as determined by geologic investigation.

As technical reports supporting development proposals are completed and received by the County,
the information contained therein shall be recorded and become part of the public record. Where
appropriate, the results of such technical reports shall augment and may supersede, if appropriate,
more general information found in other County sources.

No habitable structures shall be permitted along the shoreline in areas subject to storm wave run-up.
New development shall be sited and designed in such a manner as to avoid the need for shoreline
armoring and/or other such shoreline altering development over the development’s lifetime, and shall
include enforceable provisions for addressing any future bluff retreat/erosion danger to the
development without shoreline armoring (e.g., moving the development, removing the development,
etc.). In addition, bluff and cliff top development shall be permitted only if design and setback
provisions are adequate to assure stability and structural integrity for the development’s lifetime and
if the development (including associated storm runoff, foot traffic, grading, and irrigation) will
neither create nor contribute significantly to erosion problems or geologic instability of the site or
surrounding area. Development on bluff faces shall be prohibited except for public access pathways,
including stairways.

Revetments, seawalls, retaining walls, groins, and other such construction that alters natural
shoreline processes shall be permitted when required to serve coastal-dependent uses or to protect
existing structures or public beaches in danger from erosion, and when designed to eliminate or
mitigate adverse impacts on local shoreline sand supply. For the purposes of application of this
policy, existing structures shall mean existing substantial structures (such as a primary residence, a
major road, or a significant facility or access area used by the public). Shoreline armoring and/or
other such shoreline altering development shall be allowed to protect existing structures if they are in
danger from erosion, and if:

(a) less-environmentally damaging alternatives to such armoring/development are not feasible
(including relocation of endangered structures); and

(b) the armoring/development has been sited, designed, and accompanied by measures to
proportionately mitigate any unavoidable negative coastal resource impacts (on views, sand
supply, public access, etc.). Development, including land divisions, that would require shoreline
armoring and/or other such shoreline alteration over the lifetime of the development shall be
prohibited.

The fire hazard policies contained in the Safety Element of the Monterey County General Plan and
the clearance requirements of the State Forest and Fire Law (Section 4291 of the Public Resources
Code) shall be regularly and consistently applied provided they are consistent with all other policies
of this LUP. For example, exceptions may be necessary where ESHA is present and/or where prior
restrictions (including in Forest Management Plans) dictate otherwise. The County’s fire hazard map
should be updated regularly, including in accordance with the most current California Department of
Forestry and Fire Protection hazard rating criteria, as new and more specific information becomes
available.
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46. Geologic and geotechnical reports shall be required for unstable areas and for all proposed blufftop
development.

SCENIC AND VISUAL RESOURCES

The remarkable mingling of ocean, land, and forest found in the Del Monte Forest Area provides scenic
resources for the entire Monterey Peninsula. Ridgeline vistas, coastline panoramas, tree-lined corridors,
and unique tree and rock formations are all appreciated by the region’s many residents and visitors alike.
Placement and design of new development must not injure the visual integrity of the area. The Coastal
Act calls for protection of views to and along the ocean, preservation of natural landforms, protection of
special communities, and visually compatible development which is sensitive to the character and scenic
assets of the area.

Considering the high visibility of the Del Monte Forest, including the coastline and wooded ridges as
seen from more distant vista points, LUP scenic and visual policies must take into account not only
views from within the Forest but also significant views of the Forest area from outside its boundaries.
Preservation and enhancement of scenic resources within the Del Monte Forest Area is thus a significant
component of maintaining scenic and visual character of the greater Monterey Peninsula and the
Monterey County coastline as a whole. Protection of significant public views is most critical in this
context. Well known important visual resources are shown on Figure 3. Extended use of scenic
easements, public open space, design control, site control, and responsive planning and zoning are
methods that will be useful in attaining Coastal Act objectives.

Scenic and Visual Resources Key Policy

The Del Monte Forest and 17-Mile Drive are significant and important visitor destinations. It is the
objective of this LUP to protect the area’s magnificent scenic and visual resources, to avoid
incompatible development, and to encourage improvements and facilities that complement the Forest’s
natural scenic assets and enhance the public’s enjoyment of them. To protect the scenic and visual
resources of the Del Monte Forest area, only development that does not block significant public views
and does not significantly adversely impact public views and scenic character, including with specific
attention to the 17-Mile Drive corridor and designated public access areas/vista points, shall be allowed.

Scenic and Visual Resources Policies

47. Views from designated public access areas and vista points, from Highway 68 and 17-Mile Drive
corridors, and of ridgelines as seen from the public viewing areas identified on Figure 3, shall be
protected as resources of public importance, and development that could adversely impact such
views shall only be allowed where it protects, preserves, and if feasible enhances, such scenic
resources. Conservation and scenic easements shall be required as one means of protecting such
views in perpetuity.

48. Development within visually prominent settings, including those identified on Figure 3, shall be
sited and designed to avoid blocking or having a significant adverse impact on significant public
views, including by situating lots, access roads, and/or buildings to maximize the effectiveness of
screening vegetation and related viewshed mitigation. Lots, access roads, and/or buildings should
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also be sited to minimize tree removal and visually obtrusive grading.

During the development review process, open space conservation and scenic easements shall be
required to the fullest extent possible for visually prominent areas. These shall be granted to the Del
Monte Forest Foundation. Except in the case of voluntary easements or properties not subject to the
permit process, these instruments shall be subject to approval by the County and the Coastal
Commission as to form and content, shall provide for enforcement, if need be, by the County or other
appropriate agency, and shall name the County as beneficiary in event the Foundation is unable to
adequately manage these easements for the intended purpose of scenic and visual resource
protection.

Utility lines shall be placed underground, typically within road access footprints, except where 1)
such undergrounding would result in removal of native trees and 2) it can be shown that the lines can
be hidden from public view using different siting and design approaches (e.g., placing lines behind
existing vegetation or structures, etc.).

. Live tree removal shall be prohibited in undeveloped areas unless it is consistent with LUP policies

and any Forest Management Plan applicable to the area in question.

Development within the viewshed of visually prominent settings, including those identified on
Figure 3, shall include adequate structural setbacks (generally a minimum of 50 feet) from such
settings and shall require siting and design of structures to minimize the need for tree removal and
alterations to natural landforms. New structures shall be sited and designed to harmonize with the
natural setting and not be visually intrusive.

Design and siting of structures in public views of scenic areas should not detract from scenic values
of the forest, stream courses, ridgelines, or shoreline. Structures, including fences, shall be
subordinate to and blended into the environment, including by using appropriate materials that will
achieve that effect. Where necessary, modifications shall be required for siting, structural design,
shape, lighting, color, texture, building materials, access, and screening to protect such public views.

Structures in public view in scenic areas shall utilize non-invasive native vegetation and topography
to help provide visual compatibility and, when such structures cannot be sited outside of public view,
to provide screening from public viewing areas. In such instances, the least visible portion of the
property should be considered the most desirable building site location, subject to consistency with
other siting criteria (e.g., proximity to environmentally sensitive habitat areas and safe access).

Parking on the seaward side of 17-Mile Drive should be designed to minimize the visual impact of
parked vehicles in the viewshed and disturbance to the habitat.

New development, including ancillary structures such as fences constructed between 17-Mile Drive
and the sea (Pacific Grove gate to Carmel gate portion), shall be designed and sited to minimize
obstructions of and degradation to views from the road to the sea. Examples of methods to reduce
obstruction include, but are not limited to the following: height limits, use of see-through materials
for fences, and limitations on landscape materials that would block views, whether immediately or at
maturity.
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CULTURAL RESOURCES

The Del Monte Forest area is located within the territory of the Ohlone people (also known as Costanoan
people). The Rumsen group of the Ohlone are believed to have inhabited the Del Monte Forest area
since 500 A.D. or earlier. The Rumsen were hunter-gathers who relied heavily on the native flora and
fauna for survival. Some forms of resource management akin to agriculture were used by the Ohlone,
including pruning and re-seeding plants. Controlled burns were also carried out to promote seed growth
and to increase grazing area for deer, elk, and antelope.

Monterey Bay was also the focus of several Spanish expeditions after the first landing by Juan Cabrillo
in 1542. The Franciscans founded three missions in Monterey County that became the hub of local
activity, as did the Presidio when it was established in the late 1700s. By the early 1800s, an agrarian
economy had emerged in Monterey County, with the City of Monterey as a central focus of trade and
commerce. This focus was further solidified by the California gold rush of the 1850s. By the late
nineteenth century, Monterey County had become a tourist area, and by the early 1900s, the area
identified by Samuel F.B. Morse as ‘“Pebble Beach” had become a popular resort destination. Residential
and resort development soon followed and during the 1910s and 1920s the Del Monte Lodge, the Pebble
Beach Golf Links, and a series of luxury residences were developed, setting the stage for the current Del
Monte Forest built environment.

The Del Monte Forest area shoreline contains numerous archaeological sites which, along with several
known upland sites, represent several periods of occupation. Currently known sites are mapped and on
file at the Northwest Regional Information Center at the California Historical Resource System (CHRIS)
at Sonoma State University. To protect the sites, these maps are confidential. The County of Monterey
Planning Department maintains current site location information.

Cultural Resources Key Policy

The Del Monte Forest’s cultural resources shall be maintained, preserved, and protected for their
scientific and cultural heritage values. New land uses and development shall be considered compatible
with this objective only when they incorporate site planning and design features necessary to avoid
impacts to cultural resources, and where impacts are unavoidable they shall be minimized and
reasonably mitigated.

Cultural Resources Policies

57. The timely identification and evaluation of archaeological, historical, and paleontological resources,
and coordination with applicable Native American representatives, is encouraged, so that these
resources are given full consideration during the conceptual design phase of land use planning for
project development.

58. Whenever development is proposed, it shall be determined whether the affected property has
received an archaeological survey. If not, such a survey shall be conducted to determine if
archaeological resources exist. The survey should describe the sensitivity of the site and make
appropriate recommendations concerning needed protection of the resource. If the development
activity is subject to environmental review, this policy may be satisfied in conjunction with
environmental review.
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Where significant archaeological resources are identified, all available measures including dedication
of open space conservation or scenic easements and purchase of development rights shall be
considered to avoid development on significant archaeological sites.

When developments are permitted on parcels where archaeological or other cultural resource sites
are located, project design shall be required which avoids or mitigates impacts to such sites. Where
the site has religious significance, emphasis should be placed on preserving the entire site; likewise,
where the site is of known regional significance, consideration shall be given to nominating the site
to the National Register and preserving it.

When sufficient planning flexibility does not permit avoiding construction on archaeological or other
types of cultural sites, adequate preservation and mitigation measures shall be required. Preservation
and mitigation measures shall be designed by a qualified archaeologist in accordance with current
accepted guidelines.

Unauthorized collecting of archaeological, historical, and paleontological artifacts shall be
prohibited.

Public access to or over known archaeological or paleontological sites shall be limited as necessary
to protect such resources.
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CHAPTER THREE

LAND USE AND DEVELOPMENT ELEMENT

INTRODUCTION

The land use and development requirements presented in this chapter are based upon the requirements of
the Coastal Act as applied to the resources and physical setting of the Del Monte Forest area. A tradition
of active planning and management by landowners in the Del Monte Forest area (predominantly the
Pebble Beach Company and its predecessor, the Del Monte Properties Company) has provided a strong
foundation for this LUP. These efforts have, over time, preserved the area’s unique natural environment
while creating a residential and resort community of world-renown.

Four basic goals of the Coastal Act establish direction for land use planning and development proposals
for the Del Monte Forest area. They are:

1. Protect, maintain, and, where feasible, enhance and restore the overall quality of the coastal zone
environment and its natural and artificial resources.

2. Assure orderly, balanced utilization and conservation of coastal zone resources taking into account
the social and economic needs of the people of the state.

3. Maximize public access to and along the coast and maximize public recreation opportunities in the
coastal zone consistent with sound resource conservation principles and constitutionally protected
rights of private property owners.

4. Assure priority for coastal-dependent and coastal-related development over other development on the
coast.

In applying these goals, retention of the Del Monte Forest area’s unique natural character is paramount.
The Del Monte Forest area contains rich environmental resources. The long-term protection of these
resources inevitably requires a cautious and thoughtful approach to planning and regulatory decisions.
The natural environment and its resources vary widely in their sensitivity to development.
Environmentally sensitive areas, such as the locations of rare and endangered species, wetlands, and
riparian habitats, need to be protected. Other areas where potential constraints can be mitigated through
careful site planning and development controls may be allowed to have appropriate levels of
development.

The Del Monte Forest area is also known for its variety of passive and active recreational opportunities
available to visitors and residents. The Lodge at Pebble Beach and the surrounding environs provide a
central commercial core within the Forest that is popular with residents and visitors alike. Other popular
destinations include Stillwater Cove near The Lodge and The Inn at Spanish Bay near the Pacific Grove
gate. World famous 17-Mile Drive is a visitor destination unto itself, and provides a through way with a
series of public access areas and turnouts where one can take in the sights and sounds of both the
immediate coastline as well as more inland forested areas. The Forest’s labyrinthine system of trails and
series of other public access areas helps round out recreational offerings. And the Del Monte Forest’s
eight golf courses are considered some of the top golf courses in the entire world, most of which are
open for general public play. Such coastal recreational opportunities must be protected and enhanced
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consistent with resource protection.

The Forest is also home to a vibrant residential community which has been melded with the forest
resource over time. In fact, even with the level of commercial and residential development, much of the
Forest remains undisturbed, which helps offset more intense developments (like the golf courses, and the
more concentrated residential subdivisions), and contributes to an overall sense that there remains a
forest in the Del Monte Forest — dominated by native Monterey pine and related natural resources — that
has not been completely overtaken by development. Although there are limited areas where completely
new development is appropriate, redevelopment of existing developments is a common trend. Such new
development and redevelopment must be sited and designed to protect the Forest’s built and natural
environments consistent with the Coastal Act.

LAND USE AND DEVELOPMENT

Land Use and Development Key Policy

Land use designations are directive as to the type of use, but uses shall only be allowed provided such
use and related development can be accomplished consistent with LUP policies, including resource
protection requirements. Development shall be sited and designed in such a manner as to protect and
enhance coastal resources, including public recreational access.

Land Use and Development Policies

64. Development and use of the land, whether public or private, shall conform to the policies and shall
meet resource protection requirements as set forth in this LUP. This includes development on legal
lots of record as well as new subdivisions.

65. Figure 5 reflects maximum allowable development densities, including for any proposed subdivision
of legal lots of record. Proposed development, including subdivision, shall only be allowed up to the
maximum density allowed if such development is (and will be, in the case of the commitment to
future development in subdivisions) consistent with all policies of this LUP, including resource
protection requirements.

66. County design review shall be required for all development in Del Monte Forest.

67. Environmentally sensitive habitat areas shall be protected from both direct and indirect adverse
impacts of development.

68. New development shall incorporate mitigation measures to avoid, and where unavoidable, to
minimize and reasonably mitigate potential adverse environmental impacts.

69. Transportation improvements shall include consideration of non-automobile facilities, including
public transit stops. Expansion of existing commercial facilities or development of new facilities
shall be approved only where the requirement for adequate parking can be fully satisfied on and/or
off-site. Adequate parking must account for all uses of the facilities (e.g., hotel units, restaurant,
employees, day use facilities, etc.), but parking supply/demand may be adjusted when such uses
overlap (e.g., hotel guests use multiple aspects of resort facilities (rooms, golf, meeting space, etc.)
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and the amount of required parking can be reduced to reflect such overlap, if applicable).

New coastal-dependent land use, public and commercial recreation, and visitor-serving land uses
shall have priority over other uses where public service capacities are limited.

Environmentally sensitive habitat areas shall remain undeveloped except for resource-dependent
development that will not significantly disrupt habitat values.

Within their indigenous range (see Figure 2a), Monterey cypress trees shall be protected to the
maximum extent possible. All development that would impact Monterey cypress trees and/or
Monterey cypress habitat in this area shall be sited and designed to avoid adverse impacts to
individual cypress and cypress habitat.

Prior to approval of any proposed development seaward of 17-Mile Drive at Pescadero Point
(Assessor’s Parcel Numbers 008-451-009-000 and 008-451-010-000, as of August, 2011), further
archaeological review shall be required and mitigation measures adequate to protect the site’s
archaeological resource shall be developed and implemented.

Detached or attached guesthouses are not to be equipped for permanent living and are not considered
residences. They may be permitted at the maximum rate of one for each principal residence provided
the constraints of the lot and other LUP policies are met. Furthermore, detached guesthouses shall
be located in close proximity to the principal residence, share the same utilities except where
prohibited by public health or water management district requirements, contain no kitchen or
cooking facilities, and be limited to 425 square feet. Conditions shall be implemented by CC&Rs or
other legal restrictions, including revocation provisions for non-conformance. Subdivisions shall not
be permitted to divide a principal residence from a guesthouse.

Studios and other small non-residential and non-commercial accessory structures such as tool sheds,
workshops, or barns may be permitted on any size parcel provided the constraints of the parcel and
other LUP policies are met. These units shall not be used for habitation purposes.

Accessory dwelling units shall be encouraged as an appropriate means of providing affordable
housing for caretakers, convalescent help, domestic employees, and others. New accessory dwelling
units shall comply with all LUP development standards. Subdivisions shall not be permitted to
divide a principal residence from an accessory dwelling unit.

Employee housing is permitted for priority visitor-serving commercial and recreational uses (e.g.,
Pebble Beach Equestrian Center) provided such housing is accessory to the main priority use and is
consistent with all other LUP policies.

New residential development, including main and accessory structures, within the Pescadero
Watershed and the smaller unnamed watersheds of the Pebble Beach Planning Area which drain into
the Carmel Bay Area of Special Biological Significance (ASBS) and in the watersheds of Seal Rock
Creek and Sawmill Gulch (see Figure 2b) shall be limited to a total of 9,000 square feet of site
coverage. The site coverage limitation total shall include both structural and other impervious
surface coverage.

Development on slopes of 30% or more is prohibited unless such siting better addresses LUP
objectives as a whole when compared to other possible siting alternatives on slopes of less than 30%
associated with projects and/or sites.
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Recreation in environmentally sensitive habitat areas such as dunes, wetlands, and areas with rare or
endangered plants or animals shall be limited to passive, low-intensity recreational use that is
dependent on and compatible with the sensitive habitat area resources, where such resources shall be
protected against any significant disruption of habitat values.

Shoreline areas suitable for scenic outdoor recreation, such as from Cypress Point to Point Joe, are
intended for day use only, with improvements limited to trails, picnic areas, parking areas, and
restroom facilities.

All public access improvements in the Spanish Bay planning area should be coordinated with plans
of the State Department of Parks and Recreation for adjoining Asilomar State Beach to ensure
compatibility and a balance of public access opportunities.

Other than a parking lot to support The Inn at Spanish Bay (concurrent with the elimination of
parking along Congress Road between 17-Mile Drive and Forest Lodge Road and restoration of such
roadside area as native Monterey pine forest habitat) and public recreational access improvements
consistent with all other LUP policies, LUP Planning Area B shall remain undeveloped.

Encourage the clustering of uses and development wherever practical as a means of preserving
Forest resources.

New development fronting 17-Mile Drive shall maintain an adequate natural buffer to protect public
views of, from, and along the 17-Mile Drive corridor. A minimum setback of 100 feet from the
centerline of the road shall be maintained to screen new development from such public views (for
motorists, bicyclists, pedestrians, etc.), unless otherwise screened by vegetation and/or terrain in
which case the setback may be reduced if the screening terrain/vegetation is required to be
maintained and/or enhanced in perpetuity for screening and public viewshed enhancement purposes.
Direct driveway access to 17- Mile Drive should be avoided where possible.

Subdivisions shall provide and maintain an adequate natural buffer to protect forested areas,
including forested road corridors, throughout Del Monte Forest and to screen new development. A
minimum setback of 50 feet from the front lot line for all development other than driveway and
utility connections shall be required in all new subdivisions.

Golf course development shall be limited to areas designated Open Space Recreational and only
where consistent with all other LUP policies.

Commercial development may be permitted when integrated with other visitor-serving facilities.

Where existing or planned water and wastewater facilities can accommodate only a limited amount
of development, water and wastewater services shall be assured for coastal-priority visitor-serving
and public recreational uses (e.g., The Inn at Spanish Bay and The Lodge at Pebble Beach resort and
golf facilities, the Poppy Hills golf course facility, the Spyglass Hill golf course facility, shoreline
access areas, etc.) before new residential uses are permitted.

New visitor-serving and commercial recreation facilities shall be designed to maximize opportunities
for public use and offer a range of visitor serving facilities. Low, no, and moderate cost facilities
shall be provided as feasible (e.g., trails, picnic facilities, moderately-priced food and beverage
service, viewing areas, etc.).
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Use of The Links at Spanish Bay and Poppy Hills Golf Course by the general public shall be
maximized. Except for periods of scheduled tournaments, the following requirements for public
availability of the courses shall apply.

The Links at Spanish Bay: The course shall be available for use by the general public as well as
resort guests on a first come, first served basis at least 50% of the time. The periods of availability
shall be calculated in such a manner as to assure reasonable starting times for the general public.

Poppy Hills Golf Course: The course shall, in recognition of the Northern California Golf
Association’s (NCGA) broad based, quasi-public membership policy, be available to the general
public on a space available basis. NCGA members and guests may reserve times up to 3:00 p.m. on
the day preceding a desired day of play and one starting time per hour shall be reserved by the
NCGA. After 3:00 p.m., reservations for starting times for the following day shall be available on
first come, first served basis. If ownership or operation of the NCGA golf course changes, use of the
course by the general public shall be on the same basis as that required at The Links at Spanish Bay.

Any future changes to both courses, as the courses are improved and/or redeveloped over time, shall
be designed to maintain and to include public viewing areas and trails designed to maximize their
utility with respect to public recreational access connectivity and utility, consistent with habitat and
safety considerations.

Low intensity public visitor-serving facilities (such as a restaurant, golf-related shops, etc.) shall be
allowed at Del Monte Forest golf courses.

Certain areas have been mined for silica and other minerals and are in need of rehabilitation. The
portions of these areas that no longer constitute dune or other sensitive habitat are the most suitable
for more intensive development, as compared with other forested and undeveloped land.
Consequently, those areas are identified for development (including for visitor accommodations,
recreational facilities, corporation yards, and residential development) provided such development is
sited and designed to avoid, buffer, and enhance adjacent environmentally sensitive habitat areas.
The more intensive use of such portions of these areas that no longer constitute dune and/or other
sensitive habitat provides an appropriate mechanism to enhance remaining dune and other habitats
that are associated with such previously mined areas and consequently repair any related habitat
damage.

The Links at Spanish Bay golf course shall continue to provide for the restoration/enhancement of
dune landforms and native habitat that is interspersed throughout and adjacent to the course. Such
restoration and enhancement shall be included in all future course improvements or redevelopment.
To provide maximum opportunity for the re-establishment of native wildlife and plants and to
preserve existing dune and forest habitats, the golf course shall continue to accommodate habitat
areas and habitat connectivity.

The former Spyglass Quarry site in the Spyglass Cypress Planning Area may be developed with a
hotel or with low-density single-family residences pursuant to the Pebble Beach Company Concept
Plan.

Development shall be prohibited in the former Sawmill Gulch Quarry site (both upper and lower
sections) in the Gowen Cypress planning area, except: public recreational trails and related minor
facilities; habitat restoration, enhancement, and management; and normal and typical maintenance
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activities associated with each. This area shall otherwise be preserved, managed, and maintained as
undeveloped open space and a component of the Huckleberry Hill Natural Habitat Area.

96. Pebble Beach Company’s corporation yard, offices, storage, maintenance, waste processing, utilities
and other related facilities are allowed at the former granite quarry site adjacent to sub-planning Area
G. A portion of the former granite quarry may be developed with medium-density single family
residences pursuant to the Pebble Beach Company Concept Plan. Monterey pine should be utilized in
landscaping to stabilize fill embankments and to screen quarry walls, thus helping the area to blend
in with the surrounding environment.

LAND USE DESIGNATIONS

The basic categories of land use designated in the Del Monte Forest are 1) Residential, 2) Commercial,
and 3) Open Space.

These land use categories are fully described in the following discussion. Figure 4 shows the planning
area framework within which these uses are subsequently discussed. Figure 5 shows the Del Monte
Forest Area LUP land use designations, and identifies the eight planning areas and sub-planning areas
(alphabetically identified from Area A through Area Y). Figures 6a through 6h identify each planning
area and its major features (e.g., streams, sensitive habitats, public access points, etc.). These figures are
not meant to be a definitive identification of all such features, rather they are meant to provide
identification of a subset of known and/or previously identified features that must be considered for the
area. In all cases, more refined evaluation for any particular proposed development is necessarily based
on evaluation of the resources on the ground and knowledge about those resources at the time of
development consideration.

Residential Designations

Residential land uses allowed in the Del Monte Forest area range in density from one unit per two acres
up to 15 units per acre. However, maximum densities allowed in the Forest are fairly low, generally
reflective of the mostly large lot pattern of development. For LUP purposes, densities are described in
terms of low density (1 unit/2 acres up to a maximum of 1 unit/acre), medium density (2 units/acre up to
a maximum of 6 units/acre), and high density (up to a maximum of 15 units/acre). Maximum allowed
residential density for Del Monte Forest property is noted on Figure 5.

Commercial Designations

Three commercial land use designations identify allowable commercial land use and development in the
Del Monte Forest: 1) Visitor-Serving Commercial, 2) General Commercial, and 3) Institutional
Commercial. These land use designations are described as follows:

Visitor-Serving Commercial

This category allows for uses and development providing basic support services and visitor needs
associated with visitor-serving commercial development. Major hotel or inn accommodations and
support commercial facilities are principal uses. Employee housing may be permitted as secondary uses
under this category provided such use and development is clearly secondary to the primary use. The four
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areas in this category are:

The Lodge at Pebble Beach and environs in the Pebble Beach planning area (including the Beach
& Tennis Club),

the existing Spanish Bay resort and its associated parking facilities,

- the existing Poppy Hills golf course clubhouse and related facilities, and

the hotel site at the former Spyglass Quarry site (in Area M).

General Commercial

This category provides for uses and development providing commercial facilities that support both
visitor and community needs, and it is limited in the Forest to the general commercial facilities provided
in The Lodge at Pebble Beach area (including retail sales, market, post office, gas station, etc.). All such
uses shall be compatible with the general retailing and community service character of this designation,
as well as community services and storage facilities.

Institutional Commercial

This category provides for uses and development of an institutional nature, and includes the Pebble
Beach Company offices and corporation yard, Robert Louis Stevenson School, firechouses, and a utility
substation.

Open Space Designations

The primary objective of the Open Space designation is protection of the natural systems of the Forest,
which include environmentally sensitive habitat areas, the sites of endangered species, riparian areas,
wetland areas, dunes, and sensitive coastal strand areas. A secondary objective is to identify appropriate
locations for outside and more open recreational areas (like golf courses and the equestrian center). The
LUP designates the following three classes of open space in the Del Monte Forest:

Open Space Recreational

This category allows for golf courses, golf driving ranges, golf clubhouses with pro shop and food and
other services, equestrian centers, public access trails, neighborhood parks, as well as necessary support
and maintenance facilities associated with these uses (such as golf cart and maintenance facilities, play
equipment, parking areas, stables, and barns). Areas designated Open Space Recreational are generally
open areas within which structures and above-ground development are present but limited.

Open Space Forest

This category encompasses forest and inland areas (as opposed to the immediate shoreline area) that are
generally not appropriate for development other than that associated with resource enhancement and
limited low-intensity public recreational facilities (e.g., trails) consistent with all other LUP policies.
Areas designated Open Space Forest include habitat preservation areas (including the S.F.B. Morse
Botanical Reserve, the Huckleberry Hill Natural Habitat Area, and most of Pescadero Canyon) as well as
other natural habitat and visually sensitive areas.
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Open Space Shoreline

This category encompasses shoreline areas (as opposed to forest and inland areas) that are generally not
appropriate for development other than that associated with resource enhancement and limited low-
intensity public recreational facilities (e.g., shoreline access areas, including parking turnouts, vista
points, and related facilities, trails, etc.) consistent with all other LUP policies. Areas designated Open
Space Shoreline include sandy beaches, rocky shorelines and tidepools, remnant sand dunes, unique
shoreline features, blufftop landforms near the shoreline edge, as well as other natural habitat and
visually sensitive areas.

LAND USE BY PLANNING AREA

The LUP is organized around eight planning areas: Spanish Bay, Spyglass Cypress, Middle Fork,
Pescadero, Huckleberry Hill, Gowen Cypress, Pebble Beach, and Country Club (see Figure 4). Within
portions of these eight planning areas, a series of sub-planning areas have been further delineated and
identified alphabetically as Areas A through Y (see Figure 5). In the text below, land use and
development considerations are described for each of the LUP’s planning areas to provide for easier
understanding of allowed uses and development, including the rationale for such uses and development
within each planning area. Each planning area discussion is supplemented by a planning area figure (see
Figures 6a through 6h) depicting land use designations and related information applicable to the
planning area, as well as certain known and/or previously identified constraints (e.g., creek and stream
resources) that need to be considered when development is proposed in that planning area. Such
identified constraints are not meant to be a definitive identification of all such constraints, rather they are
meant to provide identification of a subset of known and/or previously identified constraints that must be
considered for the area. In all cases, a more refined constraint evaluation for any particular proposed
development is necessarily based on evaluation of the resources on the ground at the time of
development consideration.

The densities shown on Figure 5 and on the individual planning area figures are maximum densities.
Allowable density is contingent upon natural resource constraints present and availability of public
services as determined through project review, and thus may be as high as the maximum (but no higher)
or may be lower if site specific circumstances dictate a lower density for development to be consistent
with LUP policies.

Spanish Bay Planning Area

The 330-acre Spanish Bay planning area (see Figure 6a) is located in the northernmost portion of the Del
Monte Forest fronting on the Pacific Ocean, with the Asilomar State Beach and Conference Center to the
north, the City of Pacific Grove to the north and east, and the Country Club planning area (and coastal
zone boundary) to the south. The area is developed with The Inn at Spanish Bay (and related golf and
other resort facilities) and the Spanish Bay condominiums seaward of 17-Mile Drive, and includes two
of the five gated entrances into the Forest (the Pacific Grove and Country Club gates). There are also
significant habitat preservation areas both inland of 17-Mile Drive, including the Navajo Tract and Rip
Van Winkle open space preservation areas, as well as on the seaward side interspersed and seaward of
resort and golf course improvements. Remaining open space areas generally transition from sand dunes
to closed canopy native Monterey pine forest extending inland from the shoreline, with some
interspersed riparian and wetland areas, including along Majella Creek. Future land use and
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development in the Spanish Bay planning area will focus on redevelopment of and improvements to
existing development, particularly related to some limited resort expansion (including up to 60
additional visitor-serving units at The Inn at Spanish Bay), and is premised on preserving undeveloped
habitat areas in perpetuity.

Spyglass Cypress Planning Area

The 775-acre Spyglass Cypress planning area (see Figure 6b) encompasses the shoreline south of Seal
Rock Creek to and including Cypress Point, and is principally comprised of the Cypress Point and
Spyglass Hill golf courses. This area also includes limited residential parcels, protected open space
areas, and several coastal access points along 17-Mile Drive. The Cypress Point shoreline is rugged and
rocky with fairly shallow soil and rock outcrops supporting the endemic Monterey cypress, including
those in the Crocker Grove Monterey cypress preservation area (see Figure 2a). The northerly portion,
generally inland of Fan Shell Beach and the Seal Rock area, is primarily made up of dune habitat
(associated with the southernmost extent of the Asilomar Dunes dune system) with a native Monterey
pine forest transition zone that extends inland. Robert Louis Stevenson School (RLS), a private high
school, is located on the eastern edge of this planning area. RLS has improved its campus over time
consistent with a campus Master Plan (approved by the County for the campus in 1982) and subject to
this LUP. This LUP anticipates that development/redevelopment of the RLS campus under the campus
Master Plan will continue in the future, provided that it is also consistent with this LUP. A new 100-
room hotel, or alternatively at the landowner’s option, up to 10 residential units, would be allowed in
Area M in the former Spyglass Quarry site (see Figures 9g(1) and 9g(2)).

Middle Fork Planning Area

The 225-acre Middle Fork planning area (see Figure 6c) is located near the center of the Del Monte
Forest in the upper portion of the Seal Rock Creek watershed, and is the smallest of the eight Del Monte
Forest planning areas. Major land uses immediately adjacent to Middle Fork are the Spyglass Hill golf
course to the west, a majority of the RLS campus on the southwest, the Huckleberry Hill Natural Habitat
Area to the east, a portion of Poppy Hills Golf Course to the north (with some low-density residential
designated land within the golf course), and low density residential uses in the Pebble Beach and
Pescadero planning areas to the south.

The southern portion of the Poppy Hills Golf Course occupies much of the Middle Fork planning area,
and it is framed by substantial protected Monterey pine forest areas designated Open Space Forest in
Areas H and I-1. A portion of the RLS campus is located on the western portion of this planning area,
and the Pebble Beach Community Services District facilities are located at the northernmost tip. Thus,
the Middle Fork planning area is essentially built out, with the exception of further development of the
RLS campus and up to 16 low-density residential units which are allowed between the golf course and
Vizcaino and Spruance Roads bordering Poppy Hills Golf Course (see Figure 9c).

Pescadero Planning Area

The 540-acre Pescadero planning area (see Figure 6d) is comprised of Pescadero Canyon, a fairly steep-
sided, Y-shaped, and sloping area covered with a mixed coniferous forest dominated by native Monterey
pine trees, which is one of the largest areas of unfragmented native Monterey pine forest within the Del
Monte Forest. This planning area contains the Carmel Hill (Highway 1) gate at the southern intersection
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of Highways 1 and 68 that serves as a principal visitor access point to the Del Monte Forest and 17-Mile
Drive. The area is bounded by Carmel Woods and the City of Carmel-by-the-Sea to the south and
southeast, the Pebble Beach planning area to the west, and the Middle Fork and Huckleberry Hill
planning areas to the north. With the exception of residential development in the north and
northwesterly portion of the planning area, a single residential subdivision in the southern portion (in
Area S), and the CALFIRE fire station near the Highway 1 gate, the Pescadero planning area is and will
remain mostly undeveloped, reflecting environmental constraints of slopes, soil erosion hazard, and
sensitive plant and wildlife habitats (including wetlands, riparian corridors, and an array of sensitive
species including Hooker’s Manzanita, sandmat manzanita, Hickman’s onion, and Yadon’s piperia).

Huckleberry Hill Planning Area

This easternmost 415-acre planning area (see Figure 6e) is bounded on the north, south, and west by the
Gowen Cypress, Pescadero, and Middle Fork planning areas, respectively. The eastern portion of the
area, to the east of Highway 68, known as the Shepherds Knoll or Scenic Drive Annexation area, is
within the City of Monterey. This planning area consists of medium density residential development in
the eastern portion and the Pebble Beach Company corporation yard and an area designated for medium-
density residential use on the southwestern end, in the former granite quarry site. Rehabilitation of the
former granite quarry area (as well as another small abandoned quarry) and restoration with native
Monterey pine forest species is in process. About half of the planning area is covered with significant
Monterey pine forest habitat that is designated Open Space Forest and that is part of the Huckleberry Hill
Natural Habitat Area (see also Gowen Cypress planning area description below). This planning area
includes and is traversed from north to south by Highway 68, which follows the ridgeline and generally
separates the Del Monte Forest from the City of Monterey. Much of the west-facing hillside within the
Huckleberry Hill planning area has slopes over 30%. Other than a ten-lot subdivision that is planned in
the portion of the former quarry area nearest the Pebble Beach Company offices and corporation yard
(see Figure 91), the remainder of the planning area is intended to be preserved for its habitat and scenic
resource value, and is designated Open Space Forest.

Gowen Cypress Planning Area

The 585-acre Gowen Cypress planning area (see Figure 6f) is dominated by the Huckleberry Hill Natural
Habitat Area (HHNHA), which includes the S.F.B. Morse Botanical Reserve as part of it. The HHNHA
is one of the most important ecological systems on the Monterey Peninsula and the Del Monte Forest.
This habitat area, nearly 400 acres, is home to such sensitive species as the planning area’s namesake
Gowen Cypress, Eastwood’s goldenbush, Hooker’s manzanita, Sandmat manzanita, Pine rose, and
Monterey ceanothus. It is also largely populated by native Monterey pine forest in association with
Bishop pine and Yadon’s piperia. Significant wetland and creek areas are also found here in this natural
area including Sawmill Gulch Creek, providing habitat for such protected species as California red-
legged frog. The LUP categorically deems the HHNHA to be ESHA.

In addition to such natural resources, the northern portion of the Poppy Hills Golf Course is located in
the southwestern portion of this planning area. Limited residential development exists along Sunridge
Road, and two former silica quarries at Sawmill Gulch (both in the process of long term restoration
efforts) are located within the HHNHA. This planning area is bounded on the south by the Middle Fork
planning area, on the east by Haul Road and Huckleberry Hill, on the west by the Country Club planning
area, and on the north by Pacific Grove and Highway 68. Adjacent land uses to the west and north are
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the residential areas of the Country Club and Pacific Grove, respectively, where density ranges from four
to seven units per acre. The Gowen cypress habitat, for which this planning area is named, is one of the
important ecologic features of the Monterey Peninsula. Adaptation to the unique combination of sandy
soil, climate, rainfall, and periodic fires has allowed the "pygmy" Gowen cypress to survive in this
location. The majority of the undeveloped portion of this planning area is designated Open Space Forest
to protect the environmentally sensitive Gowen cypress-Bishop pine habitat, riparian habitat, the
Sawmill Gulch Creek watershed, and the native Monterey pine forest, among other resources.
Approximately 20 acres in this planning area surrounded by the Poppy Hills Golf Course is intended for
residential development of 16 lots (see Figure 9b).

Pebble Beach Planning Area

The 1,300-acre Pebble Beach planning area (see Figures 6g(1) and 6g(2)) is the largest of all the Del
Monte Forest planning areas, comprising the majority of the southern portion of the Forest. It is
bounded by the Spyglass Cypress and Middle Fork planning areas to the north, and the Pescadero
planning area to the east, and it includes approximately four miles of shoreline along the east and south
from near Cypress Point extending to the City of Carmel-by-the-Sea city limits and Carmel Beach
downcoast. The Pebble Beach planning area is generally framed by protected open space to the east and
west, and golf course and residential development to the north. Adjacent residential densities generally
range from 1 unit per acre in the Spyglass Cypress planning area to eleven units per acre in the City of
Carmel-by-the-Sea. This planning area has been substantially developed and contains The Lodge at
Pebble Beach, the Pebble Beach Golf Links, the Beach and Tennis Club at Stillwater Cove, the Pebble
Beach Equestrian Center, related facilities along Portola Road used for golf practice, special events, and
other recreational and resort uses, and the Peter Hay par-three nine-hole golf course. The commercial
area adjacent to the Lodge serves as the main commercial center of the Forest. The remainder of the
Pebble Beach planning area has been developed as low-intensity, large-lot residential use. Important
resource considerations for this area include proximity to the Carmel Bay ASBS; the presence of the rare
native Monterey cypress habitat between Pescadero Point and Cypress Point; several cultural resource
sites, including one of the County’s more important sites at Pescadero Point; and the presence of the
Cypress Point fault.

Hotel, resort, and other redevelopment improvements associated with The Lodge and the adjacent area,
including the core commercial area, are allowed and expected to add up to 80 new hotel rooms,
renovated meeting facilities, additional parking, and other improvements (see Figures 9m and 9q).
Likewise, the equestrian center, special events staging area, and Pebble Beach driving range are slated
for redevelopment, with some limited medium-density residential development in these areas (see
Figures 9h, 91, 9j,and 9p). The area between Cypress Point and Pescadero Point along 17-Mile Drive is
part of the protected native Monterey cypress habitat (see Figure 2a) within which further subdivision is
prohibited and very limited redevelopment (i.e.. this area is generally already developed with very large
lot residential uses and development) is allowed subject to restrictions and requirements to protect this
vary rare and sensitive resource.

Country Club Planning Area

The 1,100-acre Country Club planning area (see Figure 6h) is located mostly outside the coastal zone
except for the rocky shoreline seaward of and including 17-Mile Drive, and the 14th hole of the
Monterey Peninsula Country Club Dunes Course. The non-coastal zone areas are located within the
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Greater Monterey Peninsula Area Plan. Its boundaries are the Spanish Bay, Gowen Cypress, and
Spyglass Cypress planning areas to the north, east, and south, respectively. The western edge is bounded
by approximately two miles of panoramic and iconic Del Monte Forest shoreline. The dominant land
use in this planning area is the Monterey Peninsula Country Club’s two golf courses (the Shore course
and the Dunes course), which are integrated with significant single-family residential development. The
planning areas bordering the Country Club area have significant areas of undeveloped land, but are also
developed with golf courses (Spyglass Hill and Cypress Point in the Spyglass-Cypress planning area, and
The Links at Spanish Bay in the Spanish Bay planning area) and some residential use. The planning
area’s eastern boundary, the Gowen Cypress planning area, contains the 84-acre S.F.B. Morse Botanical
Reserve and the larger Huckleberry Hill Natural Habitat Area, of which it is a part, adjacent to the
eastern boundary of the Dunes Course across Congress Road. The Country Club planning area is nearly
fully developed, except for the coastal strip seaward of 17-Mile Drive, which is heavily used by visitors
and Forest residents for its recreational opportunities and ocean vistas. No significant new development
is contemplated in the Country Club planning area other than redevelopment on existing lots of record.

PEBBLE BEACH COMPANY CONCEPT PLAN

Pebble Beach Company is the owner of the vast majority of the undeveloped land in Del Monte Forest
and has developed a concept plan that includes dedication and preservation of most of its undeveloped
land, and development and redevelopment of other areas. This concept plan includes additions,
improvements, and/or redevelopment at certain Pebble Beach Company visitor-serving and commercial
facilities, including The Lodge at Pebble Beach, The Inn at Spanish Bay, the Equestrian Center, and the
Pebble Beach Driving Range. In one area (the former Spyglass Quarry in Area M), the concept plan
introduces a new 100-room or smaller standard hotel (i.e., not a timeshare, private ownership, or similar
structure) and related resort facilities (such as a restaurant, spa, meeting rooms, and parking), or 10 or
fewer single-family residential lots. In other areas, the concept plan envisions limited single-family
residential development, and also includes a series of public recreational access and visitor-serving
improvements. The remainder of the concept plan provides for long-term preservation, enhancement,
and management of undeveloped preservation areas as protected habitat in perpetuity. Development
pursuant to the concept plan will also require certain infrastructure improvements, primarily traffic-
related, which are recognized and also included as part of the concept plan. The concept plan as it
applies to each of these areas is included in this LUP as Figures 9a to 9t.

In recognition of the opportunity to achieve a “final buildout” of Pebble Beach Company’s significant
undeveloped lands in the Del Monte Forest, with the vast majority of such lands to be dedicated for
permanent open space protection and resource conservation, and to resolve potential conflicts in
interpretation regarding allowed development on the portion of these lands identified for development
and redevelopment, this section describes the concept plan and establishes certain specific standards that
govern LUP requirements concerning ESHA, wetlands, dunes, streams, riparian corridors, and their
related setbacks/buffers for concept plan areas, provided (1) development associated with such standards
meets all other relevant LCP requirements; (2) permanent open space/conservation easements have been
dedicated to the Del Monte Forest Foundation for all preservation areas shown on Figures 9a through 9t,
and adequate implementation measures have been established to ensure protection and management of
such areas as protected habitat areas in perpetuity; and (3) the traffic, water, wastewater, public access
and recreation, affordable housing, and low-cost visitor serving requirements of this LUP are
implemented in accordance with this LUP, including with respect to specific concept plan requirements
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identified below. The special policies and standards that apply to the Concept Plan areas are described
below.

Requirements Applicable to ESHA, Wetlands, Dunes, Streams, and Riparian Corridors
Notwithstanding the presence of ESHA, wetlands, dunes, streams and riparian corridors, development
located in the following areas shall be allowed as indicated below.

1.

10.

1.

The portion of Area B located west of and including the fire road nearest the intersection of Congress
Road and 17 Mile Drive (see Figure 9a).

The portion of Area F known as F2 in the lot configuration generally shown in Figure 9b.
The portion of Area I known as 12 in the lot configuration generally shown in Figure 9c.
The portion of Area J in the lot configuration generally shown in Figure 9d.

The portion of Area K in the lot configuration generally shown in Figure 9e.

The portion of Area L in the lot configuration generally shown in Figure 9f.

The portion of Area M identified as the "development area" on Figures 9g(1) and 9g(2).
The portion of Area U in the lot configuration generally shown in Figure 9h.

The portion of Area V in the lot configuration generally shown in Figure 9i.

The portion of the Equestrian Center/Driving Range area identified as "Equestrian Center", "Special
Event Staging", and "Driving Range" on Figures 9h and 9;.

The portion of The Inn at Spanish Bay area identified for hotel expansion ("Spanish Bay Cottages")
as generally shown on Figure 9k.

Requirements Applicable to Certain Setbacks/Buffers
Setback/buffer requirements applicable to ESHA, wetlands, dunes, streams, and riparian corridors
located outside of the areas listed above shall apply as follows:

1.

2.

Setbacks/buffers for residential and related development in Areas F, I, J, K, L, U, and V, and the
Corporation Yard area (in the configurations generally shown in Figures 9b, 9c, 9d, 9e, 9f, 9h, 9i,
and 91) may be coterminous with such lot lines and roadway access areas provided that:

(a) The setback/buffer applicable to the western portion of Lot 1 in Area L (see Figure 9f) shall be
coterminous with the western edge of the lot line provided the existing watercourse along the
western edge of Lot 1 is realigned and restored 50 feet to the west of its current location.

(b) The setback/buffer applicable to the southwestern portion of Lots 1 through 7 in Area V (see
Figure 9i) shall extend 100 feet as measured from identified ESHA, wetlands, dunes, streams,
and riparian corridors between these lots and Stevenson Road, or shall extend to the existing tree
canopy on these lots, whichever is less.

Setbacks/buffers for parking lot development in Area B may be as shown on Figure 9a.
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3. Setbacks/buffers for hotel development in Area M may be as generally shown on Figure 9g(1)
provided that degraded dune areas adjacent to the development area are restored as dune habitat, and
that any landscaped areas inside of and within 100 feet of the edge of the development area are
landscaped in a form, and planted with native species, compatible with the adjacent dune areas.

4. Setbacks/buffers for equestrian center, special event staging, and driving range development in the
areas labeled as "Equestrian Center," "Special Event Staging," and "Driving Range" on Figures 9h
and 9j may be coterminous with the boundaries of those areas.

5. Setbacks/buffers for hotel development in The Lodge at Pebble Beach area ("Fairway One Cottages")
and The Inn at Spanish Bay area ("Spanish Bay Cottages") may be as shown on Figures 9m and 9k,
provided that vegetative and/or topographic buffering is provided between such development and 17-
Mile Drive in such a way to ensure that such development effectively integrates into the existing
built and natural environment as seen from 17-Mile Drive.

6. Setbacks/buffers for conference center development in The Pebble Beach Lodge area and The Inn at
Spanish Bay area may be as shown on Figures 9n and 9o.

Requirements Applicable to Further Subdivision

The residential lots as shown in the general configurations in Figures 9b, 9c¢, 9d, 9e, 9f, 9g(2), 9h, 9i, 91,
and 9p shall not be further subdivided and shall be so restricted by deed restrictions and B-6 zoning upon
their initial subdivision.

Requirements Applicable to Preservation Areas

Easements over all preservation areas shown on the concept plan (Figures 9a to 9t) shall be dedicated to
the Del Monte Forest Foundation in perpetuity through Open Space Conservation Easements in a form
and content approved by the County and the Executive Director of the Coastal Commission, as a
condition of the first development in the concept plan that is approved. Such dedication shall be
accompanied by a comprehensive forest and resource management plan for such areas, along with all
necessary measures, including adequate funding, to assure implementation in such a way as to ensure
enhancement, protection and management of such preservation/easement areas as protected and self-
functioning habitat areas in perpetuity. Such plan shall, as feasible, also incorporate prior forest and
resource management requirements (and updated requirements, as appropriate in light of changes in
resource conditions or understandings) associated with other Del Monte Forest properties that the Pebble
Beach Company either previously deeded or previously dedicated easements to the Del Monte Forest
Foundation as a means of providing a unified and updated plan for long term management of all such
areas in perpetuity.

Requirements Applicable to Forest Management on Residential Lots

Forest management and maintenance on the concept plan residential lots shall be required in the same
manner as is generally applicable to residential development in the Forest, where the LUP’s Forest
Management Plan requirement applicable to individual concept plan residential lots may be covered by
an overall Forest Management Plan for all of the lots, or by Forest Management Plans applicable to
related lots (e.g., Forest Management Plans specific to each subdivision area). Deed restrictions shall be
imposed on the individual concept plan residential lots requiring the owner to comply with the
applicable Forest Management Plan, but conservation easements to the Del Monte Forest Foundation
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shall not be required for the concept plan residential lots. Dedication and management of Preservation
Areas noted above provides the required forest habitat and tree replacement for Concept Plan
development.

Requirements Applicable to Traffic and Circulation

Approval of any development proposed by Pebble Beach Company that is based on the concept plan
shall incorporate and/or require as a condition of approval improvements to the Highway 68/17-Mile
Drive intersection area, including redevelopment of the Highway 1 gate (see Figure 7), and
improvements to The Lodge area parking and circulation system (see Figure 9q) that improve circulation
consistent with all Plan policies. Such approvals granted to Pebble Beach Company must also
incorporate and/or require as a condition of approval all other necessary measures and modifications that
are identified during the development review process to adequately address traffic and circulation issues
associated with the approved development.

Requirements Applicable to Water and Wastewater

Development pursuant to the concept plan may satisfy its water demand through the use of water supply
associated with the Pebble Beach Company and Monterey Peninsula Water Management District
(MPWMD) Water Entitlement (Entitlement) (identified in the Pebble Beach Company-MPWMD Fiscal
Sponsorship Agreement dated October 3, 1989, as amended), consistent with applicable law for such
use. Estimated water demand of the concept plan is 115 acre feet per year (AFY). The unused portion
of the Entitlement in 2011 was 225 AFY. All concept plan approvals based on the Entitlement shall
clearly reflect the use of such water entitlement, including in terms of ongoing documentation and
calculation of remaining entitlement as concept plan approvals are granted. All approvals granted to the
Pebble Beach Company for concept plan development must also incorporate and/or require as a
condition of approval all other necessary measures and modifications that are identified during the
development review process to adequately address water supply issues associated with the development.

Wastewater capacity at the Carmel Area Wastewater District (CAWD) was available as of 2011 to serve
all development pursuant to the concept plan. Estimated wastewater treatment demand under the
concept plan is 150,000 gallons per day (gpd). Capacity available to the Pebble Beach Community
Services District for treatment at the CAWD plant was 500,000 gpd in 2011. Approval of any
development under this concept plan shall incorporate and/or require as a condition of approval all
necessary measures and modifications that are identified during the development review process to
adequately address wastewater issues associated with the proposed development, including that it shall
identify and appropriately offset all wastewater impacts and comply with Regional Water Quality
Control Board sewage treatment capacity requirements. Development approved under the concept plan
shall also incorporate measures designed to ensure that all Pebble Beach Company golf courses are
irrigated using recycled water as much as possible as a condition of the first development in the concept
plan that is approved.

Requirements Applicable to Public Access and Recreation

As a condition of approval of the first development in the concept plan, the Pebble Beach Company
shall be required to prepare and implement a Del Monte Forest Public Access Management Plan that is
subject to review and approval by the County and the Executive Director of the Coastal Commission.
The Plan shall clearly describe the manner in which general public access in the Del Monte Forest is to
be managed and provided (including through improvements to existing access areas and development of
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new access areas, as appropriate), with the objective of maximizing public access to all major access
points (e.g., all shoreline access locations, trails, parking areas, destinations, facilities, etc.) and all
related public access areas, and maximizing utility and enjoyment of all such public access features
through siting and design premised on seamlessly integrating them into the built and natural
environment, and through provision of appropriate public access amenities (i.e., landscaping, irrigation,
restrooms, overlooks, interpretive signs and facilities, bench seating, trash and recycling, bike racks,
etc.) and signage/information. The Plan shall at a minimum include the following:

1. Public Access Areas. All public access areas in the Del Monte Forest shall be clearly identified as

such on the Plan, including through maps, site plans, elevations (as appropriate), and photographs of
each access area clearly identifying all elements of access so that it is clear what areas are available
for public access and use. All public access and use parameters for each area shall be clearly
identified, including with respect to different types of access features (i.e., shoreline accessways,
trails, etc.), for specific access features (i.e., for individual access points, trail segments, etc.), and for
different user types (i.e., cars, pedestrians, bicyclists, equestrians, etc.). At a minimum, public access
areas associated with the following shall be included and so detailed:

a.

b.

17-Mile Drive, including bike access and bike lanes.

All defined accessways and access areas adjacent to 17-Mile Drive (including at Moss Beach,
Point Joe, China Rock, Bird Rock, Seal Rock, Fanshell Beach, Cypress Point, Crocker Grove,
Lone Cypress, Ghost Tree/Pescadero Point, Shepherds Knoll, Huckleberry Hill, etc.).

All trails along 17-Mile Drive and the shoreline.

All public access areas at The Inn at Spanish Bay, including public access parking and trail
connectivity.

All public access areas at The Lodge at Pebble Beach and the Pebble Beach commercial core
area, including access through the commercial area and Lodge to and including Stillwater Cove
and Sloat access areas, and including parking provisions (including in the commercial area and at
Peter Hay, Casa Palmero, and the Beach and Tennis Club).

All public access areas at the new hotel site at the former Spyglass Quarry (at Area M).

Pebble Beach Company golf courses and the Pebble Beach Equestrian Center, specific only to
their public access and use parameters.

All beach access and accessible sandy beach areas.

The Del Monte Forest trail system, including with respect to connections outside of the forest in
Pacific Grove and Carmel.

Access areas in the Del Monte Forest owned by the Del Monte Forest Foundation (e.g., Indian
Village).

All access areas and improvements identified in former LUP Appendix B (as certified in the
original LUP in 1984).

All access areas and improvements required as part of the Spanish Bay development pursuant to
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coastal development permit 3-84-226, including as identified in former LUP Appendix B.

m. New access areas to be developed as part of the concept plan, including those necessary to offset
public access impacts from concept plan development.

2. Public Access Area Improvements. For each of the public access areas identified above, all
necessary and feasible improvements to provide optimum vehicular, pedestrian, bicycle, and
equestrian access to and along the shoreline, and as close to the sea as possible, taking into account
the need to balance such access with existing resort and recreational facilities, private property, and
public safety, and the need to avoid interfering with existing resort operations and golf course play,
shall be identified and developed per the Plan.

3. Public Access Signs/Materials. The Plan shall identify all signs, handouts, brochures, procedures,
and any other elements that will be used to facilitate, manage, and provide public access in the Del
Monte Forest, including identification of all public education/interpretation features (educational
displays, interpretive signage, etc.). All access areas shall be signed in such a way as to make clear
that such areas are available to public access, and in such a way as to provide clear direction on
navigating within the Forest, including at a minimum improved trail signs and directions, and way-
finding kiosks or similar structures at key visitor destinations in the Forest (i.e., at the Pacific Grove
and Carmel gates, at major shoreline accessways and access areas, at key segments of the California
Coastal Trail (i.e., connections at Asilomar State Beach and Carmel Beach, etc.), at the Lodge
commercial area, etc.). Any specific use parameters shall be clearly identified. All sign and other
such informational materials shall use a unified design theme wherein all signs and materials use
similar materials, colors, fonts, figures, symbols, layouts, and other associated elements so as to
provide a recognizable program that extends throughout the Forest and relates back to informational
brochures, way-finding maps, etc. In addition:

a. Signs. Signs may be categorized by sign types (e.g., trail signs, overlook signs, parking signs,
interpretive signs, informational signs, etc.) provided all signs are consistent with the overall
Forest theme, and provided all signs within a sign type shall be similarly designed to facilitate
ease of recognition (for example, sign types may use the same letter type and size, employ the
same palette of colors/materials, and be installed at the same height). All signs shall be designed
to integrate with the character of the sign location, and shall be: fabricated of natural or natural
looking materials that are compatible with locational character to the maximum extent feasible
and that have limited areas of contrasting materials and color (i.e., materials such as stone, wood,
COR-TEN® steel, etc.); consolidated so as to limit the number of freestanding poles or other
structures devoted exclusively to signage; and part of a coordinated hierarchy of information and
related design elements such as sign size, text size, and color.

b. Public Access Brochure. A Public Access Brochure shall be included as a component of the
Plan, and shall be subject to the requirement that it be updated (subject to County and Executive
Director review and approval) whenever significant public access changes occur in the Forest,
and at least once every five years. The Brochure shall clearly and accurately identify all public
access areas, amenities, and use provisions within the Forest (including all trails, parking areas,
destinations, facilities, etc.) consistent with the Plan at a scale and in a design that is easily
understood. The Brochure shall be provided at key visitor destinations in the Forest, including as
a gate handout for visitors entering the Forest for which it may be developed as a separate public
access insert to the existing 17-Mile Drive gate handout, provided it is clear that such insert is to
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be distributed (with the remainder of the gate handout) to all visitors entering Del Monte Forest.

c. Acknowledgments. All signs, handouts, brochures, procedures, and other public access
information elements shall acknowledge the participants in the Plan including the Pebble Beach
Company, County of Monterey, the California Coastal Commission, and other applicable
entities, and shall clearly reflect that the trail system is a component of the California Coastal
Trail.

4. Public Access Disruptions Prohibited. Development and uses within the public access areas that
disrupt and/or degrade public access (including areas set aside for private uses, and barriers to public
access such as fences, temporary structures, private use signs, closures, etc.) shall be prohibited,
except that the Pebble Beach Company may charge a vehicular gate fee subject to LUP requirements,
and except that the Pebble Beach Company may restrict entrance to the Del Monte Forest and/or use
of 17-Mile Drive and other public access areas during special events in the Forest as long as such
public access use restrictions are minimized as much as possible and are clearly identified through all
necessary processes. Public access areas shall be maintained in a manner that maximizes public use
and enjoyment consistent with the operation of the applicable public access area.

5. Public Access Use Hours. Public use access hours shall be maximized. Such hours are generally
limited to daylight hours.

6. Public Access Fees. Other than fees related to certain facility use and other than fees consistent with
the LUP for vehicular access at each Del Monte Forest gate, all public access areas and amenities,
including pedestrian and bicycle access at the gates, shall be available to the general public free of
charge. Any proposed increases to the gate vehicle fee shall be subject to review by the County and
the Coastal Commission’s Executive Director, and shall be submitted with clear evidence of the
manner in which it complies with the LUP’s requirements specific to vehicular fee increases.

7. Public Access Plan Adjustments. The Plan shall provide that minor adjustments may be allowed by
the County and the Executive Director if such adjustments:

(1) are deemed reasonable and necessary; and
(2) improve public access and do not adversely impact coastal resources.

8. Public Access Areas and Amenities Maintained. The Pebble Beach Company shall manage and
maintain all Del Monte Forest public access areas and related amenities associated with the Plan on
Pebble Beach Company land (and on land for which Pebble Beach Company has assumed such
obligation) in their approved state and consistent with all Plan provisions in perpetuity. Others shall
similarly manage and maintain areas and amenities associated with the Plan but not managed and
maintained by the Pebble Beach Company consistent with their LCP and CDP obligations. At least
once every five years (and by May Ist of each fifth year), the Pebble Beach Company shall assess the
condition of all such public access areas and amenities, and shall provide a copy of such assessment
for the review and approval by the County and the Coastal Commission’s Executive Director. The
assessment shall identify the existing condition of such areas and amenities, shall recommend actions
necessary to maintain areas and amenities in their Plan-approved and/or Plan-required state, and shall
include photographs of such areas and amenities. Actions necessary to maintain such areas and
amenities in a structurally sound manner and their approved state shall be implemented within 30
days of Executive Director approval, unless a different time frame for implementation is identified
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by the Executive Director.

The Pebble Beach Company, and all successors and assigns, shall implement the Del Monte Forest
Public Access Management Plan on Pebble Beach Company land (and on land for which Pebble Beach
Company has assumed such obligation), and others shall implement the Plan consistent with their LCP
and CDP obligations, which shall govern all Del Monte Forest public access. The Plan shall make clear
that the Pebble Beach Company, the County, and the Coastal Commission (through its Executive
Director) agree that the Plan governs public access in this way, and that any differences between Plan
provisions and other documents shall be resolved in favor of Plan provisions and maximum public
access. The Plan shall include signatory blocks for the Pebble Beach Company, the County, and the
Coastal Commission, and shall only be deemed approved when it has been signed and dated as to its
approval per the signatory blocks.

Requirements Applicable to Low-Cost Visitor-Serving Facilities

Lower-cost overnight visitor-serving accommodations shall be provided for as a condition of approval of
the first development in the concept plan that provides for additional overnight visitor-serving
accommodations. The condition should be satisfied by payment of a fee to an organization acceptable to
the County and the Coastal Commission’s Executive Director to provide for lower-cost overnight visitor
accommodations in the coastal zone.

Requirements Applicable to Affordable Housing
The Pebble Beach Company shall comply with the County’s Inclusionary Housing Ordinance in the
manner approved by the County.

Implementation of Concept Plan

All relevant LCP requirements shall apply to each element of the concept plan, except as described in
this concept plan section or as otherwise noted in other policies. In recognition of the relative specificity
of the concept plan and the benefits accruing from it, it is the premise of this LUP that none of the LCP
requirements will be applied in a manner to prevent reasonable development consistent with the concept
plan, and in particular to prevent reasonable residential development on any of the concept plan
residential lots in a manner generally consistent with the residential development on similar residential
lots in the Del Monte Forest.
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CHAPTER FOUR

LAND USE SUPPORT ELEMENT

INTRODUCTION

The land use and development area designations described in Chapter 3 are based upon resource
considerations presented in Chapter 2 as well as considerations of the needs of supporting systems for
development and uses. This chapter describes existing support systems in the Forest, as well as the
system improvements necessary to support Forest development and land uses, including with respect to
requirements related to provision of sometimes limited services (circulation, water supply, wastewater
treatment, etc.).

CIRCULATION

Circulation Background

The Del Monte Forest is served by a private internal road system, including world-famous 17-Mile
Drive, that is owned and maintained by the Pebble Beach Company. In addition to 17-Mile Drive, five
gated entrances provide access into the Del Monte Forest: the Pacific Grove and Country Club gates
from Pacific Grove, S.F.B. Morse gate from Highway 68, Highway 1 gate from the southerly Highway
1/68 interchange, and the Carmel gate from the City of Carmel-by-the-Sea. Major roads leading to these
gates include Highway 1, Highway 68, Sunset Drive and 17-Mile Drive in Pacific Grove, and Ocean
Avenue to North San Antonio Avenue/Carmel Way in Carmel-by-the Sea. Residents pay a yearly fee
toward upkeep of the road system. Visitors in vehicles pay an entrance fee, but there is no fee for
pedestrians, bicyclists, or equestrians. Principal circulation system elements in the area are shown in
Figure 7.

As of 2007, all roads within and gates into the Del Monte Forest were operating at acceptable levels of
service (“C” or better on a range scale ranging from “A” (the best) to “F” (the worst)). The LUP’s target
service level is, at minimum, Level “D” (see Policy 108). Some nearby intersections were operating at
lower levels of service in peak times, most notably Highways 68/1 southbound off ramp, Highway
68/Skyline Forest Drive, Highway 68/Beverly Manor, Highway 68/Aguajito Road, and Highway 1
southbound on-ramp/17-Mile Drive, which were all operating at Level of Service F (over-capacity) at
some times.

Emergency vehicle response is provided from the central fire station on Forest Lake Road and the fire
station located inside the Highway 1 gate over a network of collector or primary roads. Emergency
access for law enforcement and ambulance responses as well as mutual or automatic resources from
neighboring jurisdictions is provided through the five entrance gates, as well as the Haul Road gate off
Highway 68 (which is closed to all vehicular traffic other than emergency ingress and egress).

Circulation Considerations
Although 17-Mile Drive has evolved since it was originally created in the early 1900s as a route between
the old Hotel Del Monte, the old Carmel Mission, and Point Lobos, it remains a defining element of the
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circulation system for both residents and visitors. One of the LUP’s basic circulation objectives is to
preserve 17-Mile Drive for visitor access, including through the use of alternative distribution systems
for Forest residents. In this way, 17-Mile Drive can continue to function as a special scenic route for
visitor access to and along the shoreline and the recreation and scenic resources of the area, at the same
time that its role of distributing residential traffic within the Forest can be lessened. The LUP addresses
this objective by a variety of means, including appropriately directing internal travel within the Forest,
and segregating resident and visitor traffic as much as possible. Critical capacity situations are typically
weekday morning and afternoon peaks, when the traffic is primarily residential, and the middle of the
day on Sundays, when visitors comprise a large proportion of the traffic volume.

Although the S.F.B. Morse gate from Highway 68, completed in 1989, has helped in distributing traffic,
significant new development in the Forest will require offsetting traffic improvements, including
Highway 68/1/17-Mile Drive intersection area improvements, redevelopment of the Highway 1 gate into
the Del Monte Forest, regional cumulative traffic projects, traffic demand management requirements
(including offsite employee parking, shuttles, etc.), and special event requirements.

In terms of non-automobile circulation, existing bicycle routes connect the coastal cities of Pacific Grove
and Carmel-by-the-Sea, north and south of the Del Monte Forest Area, at the Carmel and Pacific Grove
gates. Other bicycle access into the Forest is more limited and subject to safety and terrain constraints
along the shoulder of Highway 68 (to the S.F.B. Morse and Highway 1 gates) where grades are generally
too steep for the average cyclist, and vehicular traffic presents safety hazards. Within the Forest, the
primary bicycle route presently extends along 17-Mile Drive from the Pacific Grove gate to near The
Lodge at Pebble Beach, including via Spyglass Hill Road. Bicycle access between the Lodge area and
the Carmel gate is more limited due to the narrow road width and excessive road grade in places, and the
lack of dedicated bicycle lanes. Improvements to enhance bicycle access, including safety
improvements, are necessary in certain such areas. This LUP encourages such enhanced bicycle access
and connectivity within the Forest, including via a safe and usable through route (off-road preferably)
from Pacific Grove to Carmel where space and grades permit.

In addition, the Del Monte Forest trails system provides pedestrian access on a series of trails that wind
throughout the Forest (see Figure 8). This trail system is made up of a variety of components (e.g.,
developed trails, fire roads, footpaths, sidewalks, etc.) that has been and is available for general public
access use, and it remains one of the most significant public access and non-automobile circulation
facilities within the Forest. It allows its users to navigate through the Forest almost exclusively
separated from vehicular roads and along alignments that dip into and out of significant natural resource
areas. It offers a more natural trail experience as well as opportunities to enjoy Forest resources first
hand. Use is limited to hikers and equestrians, who, using a trail map, can find their circuitous way from
the Asilomar Dunes area in Pacific Grove through to Carmel Beach in Carmel in a few hours. This trail
system is a portion of the California Coastal Trail (CCT) connection between Asilomar Dunes State
Beach and Carmel Beach through the Forest, and a significant circulation resource for which continued
protection, enhancement, and management is critical.

Planned Circulation Improvements

No new major internal Del Monte Forest roads are planned. However, it is critical to continue the
redevelopment, improvement, and management of roads within the Forest including as necessary to
offset impacts from new development. In addition, efforts must continue to maximize the utility of the
Forest trail system and the CCT, including with respect to new trail components and improved bicycle
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access through the Forest. Brochures are available to visitors at each gate access into the Del Monte
Forest and must be updated on a regular basis.

The major road improvement project still necessary is the Highway 68/1/17-Mile Drive intersection area
improvement project, including fundamental redevelopment of the Highway 1 gate into the Del Monte
Forest. It is anticipated that these improvements will be requirements of major new development in the
Forest in the future.

Circulation Key Policy

The continued development of a multi-modal circulation system within the Del Monte Forest shall be
encouraged to provide an adequate level of service with minimal intrusion to the Forest environment,
ensure adequate and effective public recreational access, encourage separation of visitor and resident
traffic, and provide for a proportionate share of the improvements necessary to impacted areas of
Highway 68, which serves as an external access route to the Del Monte Forest.

Circulation Policies

97. Seventeen Mile Drive shall remain open to the public for recreational use and any entrance fee
charged shall be limited to a vehicular access fee (i.e., pedestrian and bicycle access shall remain
free) and shall remain reasonable.

98. The vehicular entrance fee as of January 1, 2011 was $9.50, and it was last increased to that
amount on April 1, 2010. The entrance fee may be increased over time, as long as it is not
increased by more than the increase in the Consumer Price Index (CPI) or more than 5% per year,
whichever is less, on a cumulative basis as measured from the date of the last gate fee increase.

99. The recreational and scenic value of the 17-Mile Drive corridor shall be maintained by appropriate
siting and design of new development to minimize public view impacts associated with the
corridor as much as possible, including through the use of appropriate building setbacks along
sections of the Drive where such new development will occur.

100. To protect public access to the shoreline and reserve limited highway capacity for coastal priority
uses, development in the Forest shall be required to identify and appropriately offset all circulation
impacts, with preference given to mitigation measures designed to improve public recreational
access and visitor-serving circulation. All such development shall either bear the incremental costs
of necessary improvements to Highway 68 and the Highway 1 gate required as a result of traffic
generated by the development, or pay into a fund that will be administered by the County for the
incremental costs of necessary improvements to Highway 68 and the Highway 1 gate required as a
result of traffic generated by the development. Approval of any development proposed by the
owner of the Del Monte Forest road system (Pebble Beach Company) that is described in the
Pebble Beach Company Concept Plan (in Chapter 3 of this LUP) shall incorporate and/or require
as a condition of approval improvements to the Highway 68/1/17-Mile Drive intersection area,
including redevelopment of the Highway 1 gate (see Figure 7), and improvements to The Lodge
area parking and circulation system (see Figure 9q) that improve circulation consistent with all
LUP policies. Such approvals granted to Pebble Beach Company must also incorporate and/or
require as a condition of approval all other necessary measures and modifications that are
identified during the development review process to adequately address traffic and circulation
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issues associated with the proposed development.

Approval of new subdivision and/or hotel development in the Forest shall be based upon
professional engineering traffic studies that will identify and provide for -circulation
changes/improvements necessary to appropriately offset such development’s impacts on existing
visitor and residential circulation needs. Approval of any such development shall incorporate
and/or require as a condition of approval the identified mitigation for circulation
changes/improvements.

Circulation changes and/or improvements in the Forest shall utilize to the maximum extent feasible
existing disturbed areas.

To preserve both visual and physical access to the coast, the impacts on the road system of the
Forest and on Highways 68 and 1 resulting from incremental development in the Forest shall be
mitigated in conjunction with, or as a function of, new development.

Parking reorganization and other measures to best accommodate visitors consistent with
maintaining/enhancing public views and protecting sensitive habitat shall be implemented at all
access areas as a condition of approval of any development that is described in the Pebble Beach
Company Concept Plan (in Chapter 3 of the LUP) as a means to improve visitor visual and
physical access to the shoreline.

Circulation improvements shall include the provision of improved visual access to the sea where
needed along Highway 68 and 17-Mile Drive.

Relocation of portions of 17-Mile Drive is encouraged where the purpose is to improve public
views of scenic resources, reduce conflicts between visitor and resident traffic, and allow for the
separation of bicycle/pedestrian and vehicular traffic.

Development or expansion of visitor-serving facilities should be planned to maximize
opportunities for use of public transportation systems.

Applications for development in the Forest shall include an analysis of the traffic generation of
such development and an analysis of the probable routes of such traffic. If the decision making
body determines that the additional traffic generated by such development will create the need for
additional traffic facilities, including changes and/or enhancements, to account for traffic that will
exceed Level of Service D, and without regard to any other traffic generated by other sources, the
County shall require the applicant to contribute to the County, at the time of construction, the
applicant’s estimated proportionate share of the cost of those facilities made necessary to which the
development contributes.

Non-automobile transportation modes (e.g., trails) shall be considered and, where feasible,
included in new development proposals. Appropriate considerations for residential developments
include non-vehicular connections to the trail system and to commercial or visitor-serving
facilities, including where such connections will facilitate enhanced trail connectivity and/or close
trail gaps.

Improved bicycle access and connectivity within the Del Monte Forest, including a safe and usable
through route (off-road preferably) from Pacific Grove to Carmel where space and grades permit,
as close as feasible to the sea, is encouraged. Development that affects existing bicycle access

46



(e.g., road improvement projects) shall include enhanced bicycle access improvements if such
improvements are feasible.

WATER AND WASTEWATER SERVICES

Water Supply Considerations

The Del Monte Forest area, along with the six cities and unincorporated portions of the Monterey
Peninsula, has its domestic water supplied by the California-American Water Co. (Cal-Am). Cal-Am’s
principal water sources are the Carmel River and the Seaside coastal groundwater basin, both of which
are currently over-drafted with water withdrawals leading to adverse impacts on resources. The
distribution and use of Cal-Am water is regulated by the Monterey Peninsula Water Management
District (MPWMD), which allocates water among various cities and the County, who in turn decide how
to distribute their allocations.

Coastal Act policies require, where public works facilities can accommodate only a limited amount of
new development, that coastal-dependent land uses, including recreation and visitor-serving land uses,
shall not be precluded by non-priority residential development.

Due to insufficient legal rights for Cal-Am withdrawals from the Carmel River, the State Water
Resources Control Board (SWRCB) has issued Orders limiting the amount of water Cal-Am can
withdraw from the Carmel River. This limitation has had the effect, on a general basis, of precluding
water for new development within the Cal-Am service area, with some exceptions. One of these
exceptions is the Pebble Beach Water Entitlement, which has its genesis in the Carmel Area Wastewater
Services District (CAWD) — Pebble Beach Community Services District (PBCSD) Recycled Water
Project (RWP).

In 1989, MPWMD and Pebble Beach Company entered into an agreement in which Pebble Beach
Company guaranteed financing for the RWP designed to reclaim approximately 800 acre-feet per year
(AFY) of wastewater for irrigation use on golf courses and other landscaping in the Del Monte Forest.
The use of recycled water in place of potable water was intended to conserve approximately 800 AFY of
Cal-Am potable water then being used to irrigate these areas. The project was to be constructed and
operated by CAWD and PBCSD. In return for its fiscal guarantee, MPWMD granted Pebble Beach
Company a water entitlement of 365 AFY of potable water for specific “benefited” properties in the Del
Monte Forest. MPWMD granted two other property owners who also participated in the agreement an
additional 15 AFY entitlement (applicable to use for Areas S and W in the Del Monte Forest), for a total
of 380 AFY of water entitlement in return for guaranteeing financing for the RWP.

In 1994, CAWD and PBCSD completed construction of the RWP and began supplying treated water.
Between 1994 and 2008, the RWP supplied on average about 750 AFY of recycled water for irrigation
of eight golf courses, and other areas in the Del Monte Forest. During this period, the recycled water
supply was supplemented with potable water to bring it up to necessary irrigation standards,
necessitating use of approximately 250 AFY.

To eliminate the supplemental use of potable water for such irrigation, Pebble Beach Company agreed in
2005 to fund upgrades to CAWD’s recycled water facilities to address salinity issues and to fund the
retrofit of the Forest Lake Reservoir (owned by PBCSD) to provide additional storage capacity. By
2011, with such upgrades complete, the RWP was capable of providing about 1,100 AFY of recycled
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water, sufficient to meet the irrigation demands of the golf courses and other open space areas served by
the RWP without the use of potable water.

The MPWMD-Pebble Beach Company agreement, including as modified in 2004, identifies the water
entitlement as a vested property right and allows Pebble Beach Company the right to reallocate the water
entitlement among its properties as well as the ability to sell up to 175 AFY of its remaining entitlement
to other Del Monte Forest property owners for residential use, provided that the annual water usage
among all of Pebble Beach Company’s properties and buyers’ properties does not exceed the aggregate
365 AFY water entitlement granted to Pebble Beach Company. As of 2011, Pebble Beach Company had
sold approximately 130 AFY in this fashion, and had used about 10 AFY for other projects, leaving a
balance of 225 AFY.

Water demand for the Pebble Beach Company’s Concept Plan projects is estimated at about 115 AFY.
Taking the Pebble Beach Company’s MPWMD Water Entitlement (Entitlement) of 365 AFY, less the
175 AFY it is authorized to sell, leaves 190 AFY for Pebble Beach Company use under the Entitlement.
Approximately 10 AFY has already been used, leaving 180 AFY under the Entitlement to satisfy the
Pebble Beach Company Concept Plan projects and other Pebble Beach Company needs per the
Entitlement. In addition, for other Del Monte Forest property owners, up to 175 AFY under the
Entitlement is available to serve development on lots of record, additions, remodels and other residential
uses.

Thus and in summary, existing water sources for Del Monte Forest development are generally
overdrafted, the use of these sources is leading to adverse resource impacts, and such use is subject to
specific legal requirements related to continued use, including SWRCB orders. As a result, the lack of
adequate, long-term public water sources and supplies is a significant constraint to development in the
Del Monte Forest. So as not to exacerbate resource impacts from water withdrawals, development in the
Del Monte Forest can thus only be approved if it is first clearly demonstrated that the development will
be served by an adequate, long-term public water supply, and where such development incorporates all
necessary measures to assure no net increase in water demand from Cal-Am sources where extraction is
leading to resource degradation. The only exception is the remaining portion of the Pebble Beach
Company’s MPWMD Water Entitlement consistent with all applicable law for such use, including as
circumstances surrounding such use change over time (e.g., in relation to SWRCB order or otherwise).
Thus, this LUP recognizes the validity of the Pebble Beach Company’s MPWMD Water Entitlement,
and recognizes that new development which relies on the remaining Entitlement is allowable provided
other applicable law does not dictate otherwise.

Wastewater Treatment Considerations

Wastewater treatment and disposal for the unincorporated Del Monte Forest is provided by the PBCSD
through a contract with CAWD. The CAWD wastewater treatment plant is located south of Carmel near
the Carmel River Lagoon. The plant has a total treatment capacity of approximately 3 million gallons
per day (mgd) with 2011 flows ranging between approximately 1.5 and 1.6 mgd. Of the total capacity,
1.0 mgd is allocated to the PBCSD for service in the Del Monte Forest. PBCSD in 2011 was using
about 500,000 gallons per day (gpd) or approximately one half of its allotted capacity. Future Del Monte
Forest wastewater needs under the LUP are not expected to exceed an additional 150,000 gpd. The
maximum wastewater flow from the Del Monte Forest in the future is thus not expected to exceed
700,000 gpd, which is well within the existing capacity of the CAWD plant for the Forest’s allocation.

The CAWD plant treats wastewater to secondary and tertiary levels. Some of the treated water is
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recycled and piped to Del Monte Forest for irrigation use per the RWP, but the remainder is discharged
into Carmel Bay, pursuant to a permit from the SWRCB. Carmel Bay is designated by the state as a
State Marine Conservation Area (SMCA), a Water Quality Protection Area (WQPA), and an Area of
Special Biological Significance (ASBS). It is also part of the Monterey Bay National Marine Sanctuary
(MBNMS). Although wastewater discharges are prohibited into ASBSs, 2011 State law includes a
specific exemption for Carmel Bay to continue receiving treated effluent. In sum, Carmel Bay is
recognized by a series of overlapping designations that reflect its rich biological resources and overall
value, and treated wastewater discharge must continue to be understood in this evolving context.

In summary, PBCSD/CAWD has adequate wastewater collection and treatment capacity for future
expected Del Monte Forest development. The SWRCB permit requires annual sampling of Carmel Bay
waters and comprehensive reports to the SWRCB at ten year intervals. The first comprehensive report
(2002-2003) showed no evidence of a measurable effect of the treatment plant discharge on the ASBS.
The next comprehensive study report is due March 2013. The SWRCB will continue to monitor and
evaluate Carmel Bay waters for CAWD discharge effects on the ASBS, including as it relates to
increased wastewater discharge from new development.

Water and Wastewater Key Policy

Development shall only be approved if it can be served by adequate, long-term public water supplies and
wastewater treatment capacities. Priority for use of scarce water and wastewater treatment capacity shall
be for coastal priority land uses. Wastewater systems which minimize or eliminate ocean pollution, and
which provide for reclamation of wastewater for reuse, shall be encouraged and supported.

Water and Wastewater Policies

111. Development shall only be approved if it is first clearly demonstrated that the development will be
served by an adequate, long-term public water supply, and where such development clearly
incorporates all necessary measures to assure no net increase in water demand from Cal-Am
sources where extraction is leading to resource degradation, other than development that uses the
remaining available Pebble Beach Company MPWMD Water Entitlement from the original 365
AFY granted to Pebble Beach Company (pursuant to its Fiscal Sponsorship Agreement with
MPWMD, dated October 3, 1989, as amended), consistent with applicable law for such use.

112. Recycled wastewater shall be used as much as possible to irrigate all golf courses and landscaping
areas, to the extent recycled water is reasonably available for such purpose, in order to conserve
and make available additional potable water for domestic use. Development associated with golf
courses and/or non-residential landscaping shall incorporate measures designed to ensure that such
golf courses and/or landscaped areas are irrigated using such recycled water as much as possible.

113. In reviewing development applications, the County shall consult with the MPWMD and Cal-Am to
determine that an adequate, long-term public water supply is available to serve proposed
development.

114. The County shall reserve water from any MPWMD and/or Cal-Am allocation for coastal priority
uses.

115. Development shall only be approved if it is first clearly demonstrated that there is adequate, long-
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term public wastewater treatment capacity to serve such development.

116. New development shall employ water conservation techniques to the greatest possible extent. This
shall include, among other things, use of water-saving fixtures, retaining native plants, and
installing drought-tolerant landscaping.

117. Wastewater disposal systems which minimize or eliminate Carmel Bay pollution, and which
provide for reclamation of wastewater for reuse, shall be encouraged.

118. Development shall only be approved if it is first clearly demonstrated that the additional
wastewater discharge associated with such development will not significantly adversely impact
coastal resources, including primarily in terms of Carmel Bay.

HOUSING

The Coastal Act encourages the protection of existing, and the provision of new, affordable housing
opportunities for persons and families of low and moderate income levels within the coastal zone.
Similarly, one of the County’s objectives is to increase the overall availability of low and moderate
income housing in both the coastal and inland regions. Although the Del Monte Forest area is largely
built-out, with limited potential for additional housing units, these housing objectives remain an
important consideration with respect to new development within the Forest.

Housing Key Policy
Housing opportunities for persons and families of low to moderate income should be protected and

provided, both within the Forest and in outlying areas, as a function of new development within the
Forest.

Housing Policies

119. The County shall encourage the expansion of housing opportunities for low and moderate-income
households, including a requirement that all new residential subdivisions contribute to the
provision of low and moderate-income housing. The allowance of accessory dwelling units may
also serve to further this objective in Del Monte Forest.

120. Timeshare residential uses and quasi-residential visitor-serving uses (including condominium

hotels, private unit ownership, fractional ownership, and similar use and ownership structures)
shall be prohibited.
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CHAPTER FIVE

PUBLIC ACCESS ELEMENT

INTRODUCTION

The public's right to coastal zone access is ensured by the provisions of the Coastal Act. Notably, the
Coastal Act prohibits development from interfering with public access to and along the coast, and
requires that public recreational access opportunities be maximized. This latter statutory direction
presents a different threshold than to simply provide or protect such access, and is fundamentally
different from other like provisions in other laws in this respect. In other words, it is not enough to
simply provide access to and along the coast, and not enough to simply protect access, rather such access
must also be maximized. This terminology distinguishes the Coastal Act in certain respects, and
provides fundamental direction with respect to projects along the California coast, including in the Del
Monte Forest, that raise public access issues. However, the Act also recognizes that efforts to maximize
such access must be balanced against the need for preservation of the fragile natural environment, as
well as the need to ensure public safety and to protect the rights of residents and landowners. Balancing
these sometimes conflicting objectives is a primary goal of this LUP.

The Del Monte Forest has long been recognized for its natural beauty and is well known for its mostly
craggy shoreline that extends through the bluff platform and large areas of dunes up through and into a
sloped landform mantled by native Monterey pine forest. Perhaps the most compelling characteristic of
the Del Monte Forest area is this spectacular physical setting. Framed by the Asilomar Dunes extending
into Pacific Grove upcoast and the sands of Carmel Beach downcoast, the Del Monte Forest shoreline
includes the incredible white sand dunes and beaches at Spanish Bay, Fan Shell Beach, and Signal Hill,
the craggy shoreline from Cypress Point to Pescadero Point, and the striking calm waters and sandy
beaches of Stillwater Cove — part of the larger Carmel Bay State Marine Conservation Area and the
Monterey Bay National Marine Sanctuary. Inland of the shoreline, the Del Monte Forest transitions
through both developed and undeveloped areas containing a variety of streams and creeks towards the
peak of the Monterey Peninsula. Much of the Del Monte Forest remains substantially mantled by forest
cover; predominantly native Monterey pine forest, but also native Monterey cypress, Gowen cypress, and
Bishop pine, in both distinct and mixed groves of these species. Even the Forest’s developed areas are
occupied to greater and lesser degrees (depending on the nature of the development and how much of the
native flora was retained and protected) with forest cover. Several areas have been formally set aside for
preservation, such as the Huckleberry Hill Natural Habitat Area with its unique and valuable ecosystem.

Within this setting, public access has become a prominent component of the landscape, particularly in
the time since passage of the Coastal Initiative (Proposition 20) in 1972, and the Coastal Act in 1976.
Most visitors are well aware of world famous 17-Mile Drive, and much of the Forest’s developed
accessways as well as primary public access use areas are located along its winding extent, including a
series of primary access points and trails along the shoreline. However, the Forest is also home to a
series of access attractions that are located away from the immediate shoreline and 17-Mile Drive.
These attractions include an extensive collection of inland public trails throughout the Forest, which
together with the shoreline trails are all components of the California Coastal Trail (CCT), as well as a
vibrant commercial core near The Lodge at Pebble Beach. In addition, the Forest is a visitor-serving
destination, anchored by the Pebble Beach Company’s major resort operations at Spanish Bay and The
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Lodge, and by the five golf courses available for public play (Pebble Beach Company’s Pebble Beach
Golf Links, Spyglass Hill Golf Course, Links at Spanish Bay, and Peter Hay (9-hole) Golf Course, and
the Northern California Golf Association’s Poppy Hills Golf Course). Thus, the Del Monte Forest
provides a vast range of public recreational access opportunities, including those that are free up to those
that are higher cost. Almost all of the free access facilities are provided and maintained by the Pebble
Beach Company, which has committed to providing, maintaining, and managing such areas for public
access in perpetuity. Overall, the result is that the Del Monte Forest provides a significant public
recreational access system and is a prime visitor destination, not only for visitors from the Monterey
Peninsula, the greater Monterey Bay area and the State, but also worldwide.

Shoreline Access

The Del Monte Forest shoreline is world-famous for its raw scenic beauty, its rich diversity of marine
wildlife, and its botanic interest. The presence of these special resources has long made the area a
favorite of visitors as well as local residents. There are four distinct areas along this coastline.

Beginning outside of the Del Monte Forest at the north end of Asilomar State Beach, southerly to Point
Joe, the shoreline is a combination of rocky headlands and large, open beaches. In Pacific Grove, Sunset
Drive parallels the Asilomar coast, and parking is provided along the roadway at numerous turnouts.
Easy access to the shoreline by foot is available here, including through trails and boardwalks that enter
into the Del Monte Forest area from the Asilomar State Beach area. The northern portion of the beach at
Spanish Bay is intensively used year-round for sunbathing, beachcombing, picnicking, surfing, and
beach sports. Access to Point Joe and Moss Beach, at the southern end of Spanish Bay, is also easily
obtained on foot from Asilomar State Beach, from trailhead access from the Spanish Bay Resort, and
from Spanish Bay Drive and the Spanish Bay coastal accessway fronting Moss Beach itself.

The section of the coastline from Point Joe to and through Fan Shell Beach near Cypress Point is a
relatively narrow strip of largely low, rocky coastal bluffs with small pocket beaches. 17-Mile Drive
closely parallels the shoreline to Cypress Point. Off-road pedestrian access is provided along the entire
coastline from Point Joe to near Cypress Point. Numerous developed and undeveloped parking areas are
also present here. Telescopes are provided at several locations to observe marine wildlife and other
shoreline features of interest. Picnic and restroom facilities are also provided in a number of locations
along this stretch. The Del Monte Forest area from Pacific Grove through the downcoast end of Fan
Shell Beach is all considered part of the Asilomar Dunes system.

The character of the coastline changes at Cypress Point from the open and more low-lying shore found to
the north to one with steeper, taller sea bluffs forested in many places to their edge with Monterey
cypress and Monterey pine. The majority of this land is in individual private ownership and extends
along the coastline from Cypress Point to Pescadero Point and past that to the Pebble Beach Golf Links.
Public access to the immediate shoreline along this segment is from several well-known vantage points
at Cypress Point, Midway Point (Lone Cypress), and Ghost Tree. Turnouts are provided for parking and
stopping, and some of these public access areas include footpaths to and along the coast.

The remaining segment of the Del Monte Forest coastline extends primarily along the Pebble Beach
Golf Links from about Pescadero Point eastward to the City limits of Carmel-by-the-Sea. 17-Mile Drive
is located along the eastern inland edge of the course, and views of the ocean, which is generally several
hundred yards away, are limited. In addition to a series of private residential properties along the bluffs
near Pescadero Point proper, the golf course lines almost the entire shoreline of this reach, at most times
limiting access to the immediate shoreline to players on the course. The course is open to public play.

52



Public access to this portion of the immediate Del Monte Forest shoreline is generally limited to
shoreline areas reached through the Lodge area public access trail system that includes links to both the
public access overlook near the Golf Links 18th Hole, as well as the public beach and related amenities
at Stillwater Cove (including for small boat launching, diving access, etc.). This Lodge area trail system
includes connecting segments through the Lodge area commercial core and its visitor serving
commercial establishments, as well as connection to the interior forest trail system near the Pebble
Beach Equestrian Center and Peter Hay Golf Course. The Stillwater Cove public access area, including
the beach and pier, is used for day beach use, diving, and boating, and includes restroom facilities and a
limited number of public parking spaces. These access amenities at Stillwater Cove were required by
coastal development permit conditions for the Spanish Bay project (3-84-226) and Casa Palmero Inn and
Spa redevelopment (A-3-MCO-97-037). The Pebble Beach Company’s Beach Club facilities front
Stillwater Cove and are private and open only to club members and their guests, as well as guests of the
Forest’s resorts (The Lodge and The Inn) and special function guests. General public access to the beach
and pier is available through the Beach Club parking lot area. Beach Club membership is available for
both residents and non-residents of the Forest. The sandy beach below the downcoast portion of the
Pebble Beach bluffs is a part of Carmel Beach and is accessible from the main Carmel Beach parking lot
at the end of Ocean Avenue in the City of Carmel-by-the-Sea, as well as from a number of trails and
stairways in the City. One of these stairways is located nearest to Pebble Beach in the north Del Mar
Dunes area of the City, connecting into the Forest via a dedicated public access boardwalk and trail to
North San Antonio Avenue, and along the seaward side of North San Antonio extending into the Del
Monte Forest, and to the historic Redondo Trail section of the Forest trail system just inland of the
Pebble Beach Golf Links near Pescadero Creek. This trail segment connects the Del Monte Forest trails
to Carmel and Carmel Beach (and through to Asilomar State Beach in Pacific Grove at the other end of
the Forest) and is an important link in the California Coastal Trail.

Interior Trail Access

The Del Monte Forest area includes an outstanding and extensive system of public trails. In some
locations these trails parallel the shoreline, including providing access to and between the above-
described shoreline areas as well as loop and other trail access from the shoreline access areas. In
addition, a series of trails snake through the more interior portions of the Forest, literally fanning out in
all directions. Some of these are more developed footpaths, some of these are actually roads, and some
of these are dirt fire roads. Overall, these trails provide good public access to and through the forested
interior, to the shore, and to the various residential neighborhoods. While many of these trails were
originally constructed for horseback riding, they are now commonly used by pedestrians and joggers.
This system of trails allows its users to navigate through the Forest almost exclusively separated from
vehicular roads and along alignments that dip into and out of significant natural resource areas. It offers
a more natural trail experience as well as opportunities to enjoy Forest resources first hand. Using a trail
map, users can find their circuitous way from Asilomar Dunes in Pacific Grove through to Carmel Beach
in Carmel-by-the-Sea in a few hours. This trail system is a backbone component of the CCT connection
between Asilomar State Beach and Carmel Beach. Visitors to the Forest can obtain a trail map at any
the five entry gates as well as by contacting Pebble Beach Company.

Roadway Access

The Del Monte Forest is served by a private internal road system, including world-famous 17-Mile
Drive, which is owned and maintained by the Pebble Beach Company. Five gated entrances provide
access into the Del Monte Forest: the Pacific Grove and Country Club gates from Pacific Grove, S.F.B.
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Morse gate from Highway 68, Highway 1 gate from the southerly Highway 1/68 interchange, and the
Carmel gate from the City of Carmel-by-the-Sea. Visitors in vehicles pay an entrance fee (where
increases are governed by CPI), but there is no fee for pedestrians, bicyclists, or equestrians. Public
access parking is provided at the shoreline access areas, as well as at designated areas at The Inn at
Spanish Bay and The Lodge at Pebble Beach, the latter in and around the first-come, first-serve parking
areas adjacent to the commercial core, as well as in designated parking facilities at Casa Palmero, at the
Tennis Club, and near the Beach Club.

The shoreline access areas described above are generally accessible from 17-Mile Drive. The more
interior trails generally crisscross 17-Mile Drive and other roads, sometimes using the roadway shoulder
as connecting segments. Bicyclists can travel Del Monte Forest roads, but bicycle access is more
difficult in some areas due to the narrow road width, excessive road grade, and lack of striped bicycle
lanes. This LUP encourages enhanced bicycle access and connectivity within the Forest, including via a
safe and usable through route (preferably off-road) from Pacific Grove to Carmel where space and
grades permit.

Overall, there are a wide variety and type of public recreational access features available in the Del
Monte Forest. Visitors are a priority in the Forest, not only in terms of the core visitor serving nature of
the resort operations, the public golf courses, and the commercial core, but also in terms of low and no-
cost public access amenities like trails and overlooks designed to maximize enjoyment of the natural
environment and the incredible scenery of the Forest and shoreline. The Pebble Beach Company is
allowed to charge a fee for vehicular access, but other than that vehicle entrance fee, the Del Monte
Forest’s access facilities, including parking areas, are free for public use. The Del Monte Forest offers a
well-rounded and exceptional series of public access amenities in an incredible setting. Thus, although
the LUP envisions some new public access amenities, the majority of public access projects are likely to
be those associated with maintaining and enhancing existing public access areas. Nearly all of these
access areas are maintained and provided for the public by the Pebble Beach Company, which is
committed to providing and maintaining these improvements in perpetuity.

Public Access Key Policy

Visual and physical public access to and along the shoreline and the enjoyment of public recreational
values throughout the Del Monte Forest, consistent with the basic purpose of the California Coastal Act,
shall be maximized. This LUP shall also seek to ensure that the beauty of the Del Monte Forest Area
coast, its tranquility, and the health of its environment will not be marred by public overuse or neglect.

Public Access Policies

121. Existing public access areas, including shoreline access areas, interior trails, and road access, shall
be permanently protected for long-term and continued public use, and development on sites that
provide such access shall be required to ensure such access areas are so protected, including
through dedication of access easements and/or property.

122. For areas not appropriate for access, public access shall be discouraged. Where such areas are
located on private land, the County shall cooperate with landowners to develop effective methods
for directing access to appropriate locations.

123. Public viewsheds are an important component of shoreline access and public recreational use.
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124.

125.

126.

127.

128.

129.

Development shall not block significant public views and shall not significantly adversely impact
public views and scenic character, including with specific attention to the 17-Mile Drive corridor
and designated public access areas/vista points.

Development on sites that could provide for enhanced public access (e.g., filling a gap in relation
to adjacent access areas) should be required to provide such access, including through dedication of
access easements and/or property.

New development shall be sited and designed to avoid adversely affecting public access areas,
including trail access (see, for example, Figure 8). Trail dedications necessary to provide public
access connections to existing public access areas consistent with LUP policies shall be required as
a condition of development approval. If, due to habitat or safety constraints, development entirely
outside existing trail routes is not feasible, the route shall be realigned if otherwise appropriate and
LUP consistent. Approved realignments shall be generally equivalent in terms of connectivity,
utility, and public use value to the original route.

While encouraging maximum public access, this LUP also intends to ensure that the privacy,
safety, health, and property of residents are protected through the implementation of the following
standards for the siting and design of public access improvements in residential areas.

a. Provide adequate separation between shoreline access and residential uses to protect the
privacy and security of homes. Specifically, keep the edge of lateral shoreline trails 25 feet,
and vertical shoreline access trails 10 feet, from any occupied residential structure if feasible
while still providing for adequate public access.

b. Maximize the use of appropriate landscaping, fences and grade separation between access
routes and residences to protect privacy so long as such measures do not adversely impact
access connectivity, utility, and public use value.

Public pedestrian access to, and along, the Spanish Bay shoreline shall be maintained by
developing and adequately marking a shoreline trail from Asilomar State Beach to the southerly
end of Moss Beach, where the southerly end of Spanish Bay Drive terminates.

Public access plans for the Spanish Bay planning area should be coordinated with plans of the State
Department of Parks and Recreation for adjoining Asilomar State Beach to ensure compatibility,
seamless connectivity, and a balance of public access opportunities.

The County shall receive and hold all easements and/or property dedicated for public access areas
and accessways (including for shoreline and inland trails) as a result of conditions placed on new
development. The County may designate another public agency or non-profit to accept such access
area dedications if the recipient demonstrates the ability to manage them consistent with the
specific objectives associated with the public access area in question and the public trust. The
terms of all access area easements and/or access area property restrictions may be enforced by the
County or their designee, and shall revert to the County if the recipient is unable or unwilling to
appropriately manage the public access area in question consistent with its intended purpose in the
future. Direct dedications are the preferred method of implementing these easement and/or
property transfer requirements, but offers to dedicate easements and/or property may also be used if
a direct dedication is not possible.
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130.

131.

132.

133.

134.

135.

136.

137.

138.

139.

140.

141.

The responsibility for, and costs of, all improvements, maintenance and operation of Del Monte
Forest access areas on Pebble Beach Company land (and on land for which the Pebble Beach
Company has assumed such obligation), including existing access areas and any others that are
developed over time by Pebble Beach Company, and including all shoreline access areass and all
shoreline and interior Forest trails (see Figure 8) shall be borne by Pebble Beach Company or its
successors in interest in perpetuity.

Active management of all public access areas, both public and privately owned, shall be required.

Where public access already exists, or is proposed, in environmentally sensitive habitat areas, it
shall be limited to low-intensity recreational, scientific, or educational resource-dependent uses
such as nature study and observation, education programs in which collecting is restricted,
photography, and hiking. Access in such areas shall be controlled through designs which confine it
to designated trails and areas.

Public access to areas where rare, endangered, or sensitive plants occur shall be sited and designed
to avoid individual plant specimens, and to prevent impacts which would significantly degrade
such plants and their habitats.

Public access to the Lone Cypress and Ghost Tree sites, and to the Crocker cypress grove, shall be
managed in order to protect the Monterey cypress and their habitat. Management will entail
improvement and maintenance of designated paths, and signing and fencing of degraded areas to
allow for habitat restoration, as necessary.

Recreational access to environmentally sensitive marine habitats, including rookeries, roosting and
haul-out sites, intertidal areas and kelp beds, should be restricted.

Plans to improve existing trails or create new trails shall ensure as a condition of approval that
environmentally sensitive habitat areas are protected.

Future development shall be compatible with the goal of retaining and enhancing public visual
access. Development shall not block significant public views and shall not significantly adversely
impact public views and scenic character, including with specific attention to the 17-Mile Drive
corridor and designated public access areas/vista points, and shall be sited and designed to be
compatible with the existing scenic character of the area.

Access improvements, including trails, stairs, ramps, railings, restrooms, and parking facilities,
shall be sited and designed in a manner compatible with the scenic character of the surrounding
environment.

Public safety shall be considered wherever shoreline access is provided. Improvements shall
improve public safety when possible. In extremely hazardous areas where safe access to the
shoreline is not feasible, visual access should be emphasized.

Public parking is an important component of public access in the Forest. Existing public parking
areas shall be protected, maintained and, where feasible, enhanced for public parking utility.

The public recreational access network and amenities in the Forest shall be clearly identified by a
uniform system of informational and directional signs that identifies public accessways, vista
points, bicycle, pedestrian, and equestrian paths, specific shoreline destinations and areas where
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142.

143.

144.

145.

access 1S hazardous or restricted. Signs shall be designed so as to provide clear information
without impacting public views and site character. The California Coastal Trail (CCT) and public
nature of the CCT shall be clearly identified on appropriate signs throughout the Forest.

All unimproved areas and accessways that are available to the public and that pose safety risks
should have signs posted regarding possible safety risks. Hazardous areas that are closed to the
public should be appropriately signed to prohibit access.

Interpretive signage shall be placed at all major public access points as well as at appropriate
locations along shoreline and forest trails to educate the public and Forest residents about the
natural history of the area.

Informational brochures and trail maps shall be available to the public at all entry gates, shall
clearly identify and describe the use parameters for all public access facilities within the Forest,
and shall be updated and revised as necessary to reflect the most current public access facilities in
the Forest.

Residential development and the internal circulation network of the Forest should be planned and
developed in a manner that separates visitor and resident traffic.

Public transit (bus) operators shall be encouraged to serve concentrated visitor-serving facilities as
a means of providing employee transit and reducing congested shoreline access routes.

Public access improvements shall ensure that a variety of access opportunities are provided and
available.

In all areas where topography permits, shoreline access shall be provided for the disabled by
building paths and ramps for wheelchairs if feasible without significant alterations to major
landforms.
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CHAPTER SIX

IMPLEMENTATION

INTRODUCTION

The Del Monte Forest LUP serves as the defining guide to decisions relating to conservation, resource
management, and development in the Del Monte Forest. The County administers the LUP through its
delegated coastal permitting authority. All private and public development within the Forest will be
reviewed against the requirements of this LUP.

BASIC IMPLEMENTATION PROGRAMS

The certified County of Monterey LCP has four geographic segments — the Del Monte Forest area is one
of these segments. Each of these segments has its own LUP, and the four LUPs together form the LCP’s
overall LUP. The Coastal Implementation Plan (CIP) portion of the LCP is broken up into six sections
that complement one another: the overall LCP component of the zoning code that applies to all of the
segments (i.e., the coastal zone regulations in Title 20 of the County Code), four segment-specific CIP
sections that provide implementation detail for each of the four segments, and then a sixth part that
includes other applicable County ordinances, the zoning district maps, and a series of other relevant
appendices. Coastal development in the Del Monte Forest area is primarily governed by the LUP, the
DMF-specific CIP segment (Chapter 20.147 of the County Code), and the zoning district maps that show
the Forest (Sections 20-10 and 20-16 of the County Zoning Plan).

The Coastal Commission originally certified the individual LCP LUP segments between 1982 and 1986;
the Del Monte Forest LUP segment was certified in 1984, and has since been amended numerous times.
The complete LCP CIP was effectively certified on January 12, 1988. On February 4, 1988, the County
of Monterey assumed authority for issuing the majority of coastal development permits within the
County.

ADMINISTRATION OF THIS PLAN

The County of Monterey is the primary entity responsible for administering development review
pursuant to this LUP and the LCP through the County’s development review procedures as described
briefly below.

CDP Process

Coastal development permits (CDPs) are required from the County for all categories of development in
the Del Monte Forest, unless the development in question is exempt from such CDP requirements by the
Coastal Act, the Coastal Commission’s regulations, and the LCP. To be approved, permit applicants
will be required to demonstrate that their proposed project is consistent with the LCP, including the Del
Monte Forest LUP, CIP, and zoning maps. Three basic tests must be met:
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1. The proposed project must conform to the type and intensity of use permitted within the specific
geographical area of concern.

2. The proposed project must conform to the policies of this LUP. In particular, the proposal must
satisfy the natural resource protection policies of this LUP. If land use and natural resource
protection policies conflict, natural resource protection policies shall prevail.

3. The proposed project must conform to CIP and zoning provisions.

In addition to LCP consistency, all development in the Del Monte Forest is located seaward of the first
through public road and the sea, and thus CDP applicants will also be required to demonstrate that their
proposed project is also consistent with the public access and recreation policies of the Coastal Act (as
required by the Coastal Act, even in areas with certified LCPs).

Applicants are responsible for providing all information necessary to support their proposed projects and
to allow for such projects to be evaluated for consistency with the LCP and the public access and
recreation policies of the Coastal Act. Where additional information is requested, applicants are
required to provide such information before further consideration will be given to the proposal.

The County will make a good-faith effort to work cooperatively with applicants in evaluating and
processing CDP applications as expeditiously as possible, and will conform to application review time
limits specified by State law (e.g., the Permit Streamlining Act). County staff will provide advice and
guidance to the public concerning interpretation of the policy provisions of the LCP and will prepare
written reports supporting all CDP recommendations made by staff. These reports will summarize the
development proposal and will describe how the proposal meets or fails to satisfy relevant provisions of
the LCP and Coastal Act. The report will contain a specific recommendation on whether the proposal
should be approved, approved with conditions, or denied. Staff reports shall be made a permanent part
of the administrative record and copies shall be available for public review.

CDP applications are subject to review by: 1) the Del Monte Forest Architectural Review Board (ARB),
a private body whose review authority is established by CC&Rs that are incorporated in the deeds of
property in the Del Monte Forest, and 2) the Del Monte Forest Land Use Advisory Committee (LUAC),
an advisory body to the County Zoning Administrator, Planning Commission, and Board of Supervisors.
The principal charge of these committees is to review CDP applications and make recommendations to
the County decision-making bodies regarding consistency with deeds (ARB) and LCP requirements
(ARB and LUAC). Decisions on CDPs are made at the County level by the County Zoning
Administrator, Planning Commission, and Board of Supervisors, where each lower body decision is
appealable to the higher body. In addition, because all of the Del Monte Forest is seaward of the first
through public road and the sea, all County CDP approval decisions are appealable to the Coastal
Commission, as are any local actions (approval or denial) on a CDP for a major public works project
(including a publicly financed recreational facility and/or a special district development) or an energy
facility.

The California Environmental Quality Act (CEQA) establishes criteria for environmental review of
private and public project applications of various types. The County maintains a well-established
program for implementing the requirements of CEQA within the coastal zone which is applied to project
development applications as they are received.
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Timing of Development

The long-term historic rate of development in the Del Monte Forest Area has been relatively modest, and
has been generally focused on residential development and redevelopment. Such residential and other
development in the Forest may be approved in the future if consistent with this LUP, including
development that is compatible with the normal availability and extension of utility and public service
facilities and within the constraints of available water supply and wastewater capacity.

Supplemental Implementation Actions

The County will, in its administration of the LUP, either undertake itself, or encourage other affected
parties to: 1) utilize and update all data developed and collected historically that is associated with the
Del Monte Forest area, including information developed and updated during the course of LCP
amendments and individual development projects, 2) encourage the use of open space conservation and
scenic easements wherever appropriate, and 3) encourage, support, and, where appropriate, participate in
activities to restore coastal resources. These efforts are described more fully in the following
paragraphs.

Collect, Update, Utilize, and Manage Data

The County will use all available information about the Del Monte Forest developed in the planning and
development review process in its review of development applications and in other actions relating to
planning and regulation of land use and development in the Forest. This body of information will be
supplemented and updated from time to time as new information becomes available. New information
can come from a variety of sources, including from applicants and interested parties during the course of
the review of development applications, and by public agencies during the discharge of their duties.

Information will be maintained by the County Planning Department, and will be readily available to the
public, other agencies, and County officials. During review of any projects or activities in the area,
County staff is required to review available and pertinent information and include and consider it in
recommendations on proposed projects or activities. All existing information will be integrated with the
Planning Department’s database at least once a year.

Encourage Granting of Open Space Conservation and Scenic Easements

Easements can be powerful tools in ensuring long-term protection of coastal resources, including natural
resources and public access features, and will be encouraged, wherever warranted, as a matter of County
policy. Open space conservation and scenic easements may provide tax benefits when enforceable
restrictions on the use of land extinguish the possibility of development.

The Del Monte Forest Foundation (“Foundation”) is the entity that has been designated to accept and
monitor open space conservation and scenic easements in Del Monte Forest. The Foundation is a
private, non-profit foundation formed in 1961 specifically to own and manage open space in the Del
Monte Forest. At the time of adoption of the Coastal Act, the Foundation either owned or was in line to
receive title to Crocker Cypress Grove, S.F.B. Morse Botanical Reserve, the Indian Village area, a
portion of the Navajo Tract, and Pescadero Canyon. It was designated in the LUP, when first certified in
1984, as the entity to accept and hold open space conservation and scenic easements generated under the
LCP. As aresult, since 1984, it has accepted a number of such easements in Del Monte Forest, perhaps
most significantly the conservation easement covering the Huckleberry Hill Natural Habitat Area. The
Foundation is governed by a board of trustees, and receives funding from voluntary contributions and
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from Pebble Beach Company to carry out its activities.

Each easement in the Del Monte Forest shall include the particular findings upon which the easement is
based, with implementation measures necessary to ensure adequate protection and management of such
easement areas in perpetuity. All such easements shall be structured so as to revert to the County should
the Del Monte Forest Foundation be unable or unwilling to accept such easements, or unable or
unwilling to appropriately manage such easements consistent with their purpose in the future. Deed
restrictions may also be used in lieu of easements as a means of protecting certain open space resources
provided such documents can provide the same level of long-term resource protection and management.

The guiding forest and open space management document for the Foundation is the Open Space
Advisory Committee (known as “OSAC”) Plan. OSAC was formed in 1979 at the behest of residents;
the Committee included several renowned naturalists as well as representatives of multiple Del Monte
Forest organizations. The objective of OSAC was to produce a management plan for the Del Monte
Forest open space then existing and to be dedicated in the future, primarily by Pebble Beach Company.
The OSAC Plan was completed in 1980 and revised in 1983, and incorporated into the original Del
Monte Forest LUP upon its adoption and certification in 1984. The OSAC Plan, while still relevant to
the Del Monte Forest Foundation and its activities, was removed from the LUP in 2011. The OSAC
Plan continues to set out prescriptive requirements for management of certain Del Monte Forest open
space properties though such requirements are relevant only insomuch as they have been implemented to
date through CDPs. OSAC continues to function as an independent committee in close association with
the Foundation. The Foundation, as noted, is the entity responsible for carrying out the provisions of the
OSAC Plan.

Restore Coastal Resources

The County shall encourage, and where appropriate require, restoration of coastal resources as a primary
component and objective of this LUP. In particular, efforts undertaken to revitalize areas damaged by
past mining for silica and other minerals shall be undertaken as appropriate.

Within previously mined areas, original landforms and all accompanying vestiges of the original
environment have been altered. The County will encourage and support programs which result in
rehabilitation of mined-out areas toward more productive uses, and will make accommodations in its
review processes for the changes that will be necessary to rehabilitate these areas.

Substandard Lots

Existing legal lots of record which are smaller than the allowed minimum size in this LUP and/or in the
CIP’s zoning district regulations will be permitted to develop so long as the proposed project is
otherwise consistent with the policies of this LUP and applicable County standards and policies.

LUP Revisions

This LUP will be updated over time, as need dictates. Formal amendment procedures will be used to
accomplish changes to this LUP or its implementation ordinances. Changes to this LUP must be
consistent with the Coastal Act. The California Coastal Commission must also certify future changes or
amendments.
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Appeals

Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP decisions
in jurisdictions with certified LCPs. The following categories of local CDP decisions are appealable:
(a) approval of CDPs for development that is located (1) between the sea and the first public road
paralleling the sea or within 300 feet of the inland extent of any beach or of the mean high tide line of
the sea where there is no beach, whichever is the greater distance, (2) on tidelands, submerged lands,
public trust lands, within 100 feet of any wetland, estuary, or stream, or within 300 feet of the top of the
seaward face of any coastal bluff, and (3) in a sensitive coastal resource area; or (b) for counties,
approval of CDPs for development that is not designated as the principal permitted use under the LCP.
In addition, any local action (approval or denial) on a CDP for a major public works project (including a
publicly financed recreational facility and/or a special district development) or an energy facility is
appealable to the Commission. The grounds for appeal under Section 30603 are limited to allegations
that the development in question does not conform to the certified LCP or to the public access policies of
the Coastal Act. Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo
CDP hearing on an appealed project unless a majority of the Commission finds that “no substantial
issue” is raised by such allegations.

Public Agency Participation and Citizen Input

The County of Monterey will cooperate fully with other government agencies and private entities on
matters of mutual interest concerning the Del Monte Forest. The County will provide technical or policy
advice to other agencies as requested and will seek advice on technical or policy matters from
appropriate agencies as the need arises. This presently occurs formally through environmental review
procedures, and informally on a staff-to-staff basis where the need exists.

The County provides a mechanism for advice and comment from appointed community representatives
on permit matters and on long-range decisions affecting planning and land management. In the Del
Monte Forest, this occurs on a regular basis through the Planning Commission-appointed Del Monte
Forest Land Use Advisory Committee. The general public is encouraged to attend and participate in
County public meetings and hearings concerning administration of the LUP or processing of
development applications pursuant to the LUP. Such hearings are noticed in local newspapers and by
similar measures.

Enforcement

Positive action by the County is required to ensure that the tenets of the LUP are fulfilled. All County
departments engaged in activities in the Del Monte Forest will refer any possible violations, including
development without benefit of a CDP and development inconsistent with CDP terms and conditions, to
the Planning Department for investigation.

Because of County Counsel's role as advisor in planning matters, suspected violations of LCP
subdivision or planning ordinances will be referred to the County Counsel’s office when preliminary
investigation indicates that such follow-up is deemed necessary. The County has a duty to pursue legal
remedies against persons who illegally use open space or similar easements and will not only enjoin such
misuse, but will seek recovery of damages wherever appropriate.
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CHAPTER ONE

+—INTRODUCTION

REPORTCALIFORNIA COASTAL ACT

The California Coastal Act was enacted in 1976 based on the premise that California’s coastal areas are
areas of statewide importance for which certain statewide perspectives related to resource protection and
development are required. The Coastal Act’s legislative findings state:

That the California coastal zone is a distinct and valuable natural resource of vital and enduring
interest to all the people and exists as a delicately balanced ecosystem.

That the permanent protection of the state's natural and scenic resources is a paramount
concern to present and future residents of the state and nation.

That to promote the public safety, health, and welfare, and to protect public and private




property, wildlife, marine fisheries, and other ocean resources, and the natural environment, it is
necessary to protect the ecological balance of the coastal zone and prevent its deterioration and
destruction.

That existing developed uses, and future developments that are carefully planned and developed
consistent with the policies of this division, are essential to the economic and social well-being of
the people of this state and especially to working persons employed within the coastal zone.

Accordingly, the Coastal Act creates the coastal zone, establishes the California Coastal Commission as
the state agency responsible for Coastal Act implementation, and identifies the basic goals of the state
for the coastal zone as follows:

Protect, maintain, and where feasible, enhance and restore the overall quality of the coastal zone
environment and its natural and artificial resources.

Assure orderly, balanced utilization and conservation of coastal zone resources taking into
account the social and economic needs of the people of the state.

Maximize public access to and along the coast and maximize public recreational opportunities in
the coastal zone consistent with sound resource conservation principles and constitutionally
protected rights of private property owners.

Assure priority for coastal-dependent and coastal-related development over other development
on the coast.

Encourage state and local initiatives and cooperation in preparing procedures to implement
coordinated planning and development for mutually beneficial uses, including educational uses,
in the coastal zone.

Thus, overall state coastal zone goals include the goal of protecting, maintaining and restoring the
overall quality of the coastal zone environment and its resources, and the goal of assuring orderly and
balanced use and conservation of such resources. These goals are then embodied in policies provided by
Coastal Act Chapter 3, which provides the key planning and management policies and provisions for the
state’s coastal zone resources.

In general, the Coastal Act establishes requirements and priorities for the location, intensity, type, and
design of new development in the coastal zone in order to promote the protection and enhancement,
where feasible, of coastal resources. The Coastal Act requires that most new development be
concentrated in and around existing developed areas with adequate public facility capacities to serve new
development. The Coastal Act also establishes a set of priority uses, including that public recreational
uses take precedence over private residential and general industrial or commercial development, but not
at the expense of agriculture or coastal-dependent industry.

Within this broader framework, the Coastal Act also provides specific prescriptions for specific resource
types. For example, public views are protected as a resource of public importance, and new
development in highly scenic areas like the Del Monte Forest must be subordinate to the setting. Public
recreational access opportunities must be maximized, and popular visitor destination points and
appropriate upland areas are protected for recreational use. Coastal waters, streams, and wetlands are
specifically required to be maintained and enhanced, including through siting and design requirements.
Likewise, the environmentally sensitive habitat areca (ESHA) policies of the Act strictly limit




development within ESHA and require that adjacent development not disrupt these resources.

The broad policies of the Coastal Act are implemented through a coastal development permit (CDP)
requirement for all development in the coastal zone. New development must be consistent with the
Coastal Act, or with the applicable Local Coastal Program (LCP) that has been certified by the Coastal
Commission as consistent with the Coastal Act. Thus, implementation of the Coastal Act, including
resource planning and development permitting, fundamentally relies on close coordination and a strong
partnership between the Coastal Commission and coastal zone local governments.

MONTEREY COUNTY LOCAL COASTAL PROGRAM (LCP)

The Coastal Act requires local governments to prepare local coastal programs (LLCPs) consistent with the
Coastal Act for the portion of the statewide coastal zone located within their jurisdiction. Each LCP is
required to include both a land use plan (LUP) and an implementation plan (IP) that together distill
statewide Coastal Act coastal resource policies to the local level in a way that recognizes local context
and perspective. The County of Monterey decided to divide their coastal zone area into four segments
(North County, Del Monte Forest, Carmel Area, and Big Sur) and to prepare segment-specific LUPs and
IPs for each, as well as overall IP measures and zoning for the County coastal zone. The Coastal
Commission originally certified Monterey County’s four segment-specific LUPs between 1982 and
1986. The complete LCP IP was subsequently certified in 1988, and the County of Monterey assumed
authority for issuing most CDPs in the County, including in the Del Monte Forest, at that time.

DEL MONTE FOREST LAND USE PLAN (LUP)

This document is the Del Monte Forest LUP, and is applicable to the Del Monte Forest coastal zone area
(see LUP Figure 1). The Del Monte Forest coastal zone area is a large, almost exclusively privately held
land area that extends inland three to four miles in places and is located along approximately 7 miles of
central California shoreline. The Pebble Beach Company owns the private road system that winds
through the Forest, as well as almost all of its undeveloped land. The Pebble Beach Company also owns
and operates the major resorts in the Forest, and much of The Lodge at Pebble Beach-related commercial
operations, as well as four of the eight golf courses. The Pebble Beach Company’s predecessor, the Del
Monte Properties Company, acquired all of the Del Monte Forest and much of the surrounding area in
the early 1900s. Although the Pebble Beach Company has sold many of these original holdings over
time, as evidenced by the other golf course properties and the Forest’s individually-held residences, it
remains the predominant Del Monte Forest landowner and land management entity. As a result, this
LUP reflects the Pebble Beach Company’s significant role in coastal resource planning and management
in the Forest.

The Del Monte Forest LUP was originally certified in 1984, and has subsequently been amended
multiple times since. Because all of the Del Monte Forest is seaward of the first through public road and
the sea, pursuant to the Coastal Act all County CDP approval decisions are appealable to the Coastal
Commission, as are any local actions (approval or denial) on a CDP for a major public works project
(including a publicly financed recreational facility and/or a special district development) or an energy
facility. Because the inland portion of the Country Club planning area and a small segment of the
Gowen Cypress planning area are outside the coastal zone, development in these areas is not subject to




this LUP (and not subject to the Coastal Commission appeal process) but rather is subject to the 2010
Monterey County General Plan and the Greater Monterey Peninsula Area Plan.

DEL MONTE FOREST LUP ORGANIZATION

The LUP is organized into six chapters:
Chapter-1—Introduction
Chapter 1 introduces—the—loecal—coastalplanning—proeess—n—the—provides background context and

1nf0rmat10n related to the Coastal Act the Countv of th&genefal—pl-afmmg—pfeeess—&ﬂd—sbmmaﬂ-zes—the
eESPe arirgMonterey LCP, and publie

p%em&&eﬂ—m—pl&ﬂmng—fer—th%the Del Monte Forest fs—pfeseﬂted—a}eﬂg%th—a—swnm&r—y—eﬁ

pfegf&m—deve}epmeﬂt—m—s%seqaent—eh&pte&LUP 1nc1ud1n,<z presentlng the LUP S overall keV pohcles







Chapter2—Resource ManagementElement

Chapter 2 presentsidentifies the main natural resource management-policies and provisions of this LUP
and—inecludes—diseussion—of, including identifying the Del Monte Forest natural resource management

sstes—Resotreemanasementis—direetyrelatedtoprotectnresclling. and enhanetrethe-CoastalZone
environmentthe ways in which represents-the-heart-of-the-Califernia-Coastal-Aetsuch resources are to

be protected and managed over time.

Chapter 3—Land Use-and DevelopmentElement

Chapter 3 presentsidentifies the main land use and development policies of thisthe LUP-and-analyzes—,
including parameters related to the balance between Ceastal Zenecoastal zone resource conservation and

seeral—needs—"l:l:&s—ehap{er—pfeseﬂ%sdevelopment as well as land use demgnaﬂons for fe&deﬂ&al—

appheel—te—mehﬁdﬂ-ai—pl-a{mg—afe&s—Del Monte Forest propertv ThlS chapter also 1ncludes a descrlptlon
of the Pebble Beach Company 2011 Concept Plan (Concept Plan).

s e e e

Chapter 4 presents the land use support policies of the LUP and addresses issues related to circulation,
water supply-and, wastewater services, and housing. This diseussionchapter also includes consideration

of development and public access suppert—systemsinfrastructure, including as they—may—econstrainit
affects the timing of new or expanded uses—Fheprineipal-thrustisto-assure-that and development and

the way in which Coastal Act and LCP priorities, including coastal-dependent and coastal-related
development-s, are given precedence over non-priority uses.

B
Chapter 5 presents
Feres%ee&st—l&&se&sses—?&bh%eeess—em&stdem&eﬂs—aﬁd—addmonal pubhc access pohcles, 1nclud1ng
identifying specific physical and visual access facilities and requirements along the Del Monte Forest
shoreline and within the area as a whole. This chapter provides direction on how best to maximize

public access and recreational opportunities_in light of the unique ownership and private use patters
withingthe Del Monte Forest area.-

Chapter 6 describes_certain LUP implementing mechanisms, including with respect to its day-to-day

administration by the Countv of Monterev—kmp}emeﬂ%mg—meehamsms—fer—&}e—hellpefmnmg%e—epeﬂ
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DEL MONTE FOREST LUP TERMINOLOGY
The pohcles of this LUP

: Horr s ; implement
the Coastal Act and are key m—detefmi-m-ng 0 ensurmg c0n51stency of sabseq&eﬂ{new development

md-1%daa4w1th the Coastal Act This LUP 1dent1f1es standards that are mandatorv in_many cases,

permissive in others, and optional in certain circumstances-conflictsininterpretations—might-arise—. To
assist in clarifying the intent of the—peheies—of—this LUP, the following terminology distinctions are

made-:

——"“*Must” or ““shall?” identifies mandatory language to which all applications—are—required
tedevelopment must adhere.

——*“Should” identifies guidance previded-by-the Board-of-Supervisers-based on policy considerations of

this LUP, as well as those of the Beard-orpelicyconsiderations-contained-in-the-California-Coastal Act,-n the
legislative history of the statute-Act, and/or in judicial decisions concerning the Act—Applicantsfor-permits

are-advised-to-follow—this-_and its implementation, including through LCPs. This guidance in-the-absence-of
compellingcountervailingconsiderationsis to be followed unless the particular facts and circumstances require
deviation.

"May” identifies language describing Plan—features—provisions which are desirable to adhere to in the
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interest of meeting the broad seeietal-goals of the Coastal Act and this LUP, but which in isolation from
other mandatory policy guidance may be interpreted and applied at the discretion of the decision-making

body-apd-the-appheant.
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STATUS- OF-SUPPORTING-STUDIES

PuringAll of the lensthy-planning process-ewlminatinginpreparationprovisions of this LUP;rumerous
technicalstudies;—research—papers;_must be read and ether—supperting—decuments—were—prepared:
Bee&&se—ef—t—he—t&re—t—h—at—h&s—el—apsed—apphed together In cases where questlons of or conflicts naay

baekgfe&nd—mateﬂa}s—emym 1nterpretat10n arise, such questlons and afe—net—a—paft—ef—t-hrs—I:U-Mhefe

conflicts exist-the-contents-of this-document-shall prevail:

LUP-POLICY-GUIDANCE-S TATEMENTS*

ed-iie (0 theprimary U PR elements—sabseguenth:
docum i i e ewide-favor of the interpretation that
is most protective of coastal pehe}es—wﬂ—ll}an-resources and QSAC—PLaﬂ—geal-s—aﬂd—sewe—&s—a—ﬁ:ameweﬂefef
subsequent-policy statements-presented-in-this LUP—They-are:-most consistent with the Coastal Act.

pfeseﬂteébe resolved in this-d

WaterDEL MONTE FOREST LUP KEY POLICIES

The LUP is organized in relation to the following primary elements and objectives, each of which is
called out in the LUP as a Key Policy. Each individually represents the key policy for the identified LUP
issue area, and they collectively represent the principal LUP policies:

Freshwater and Marine Resources
The water quality and biological value of the Del Monte Ferest-AreasForest’s coastal streams, wetlands,

open coastal waters, and the Carmel Bay StateEecological Reserve,—and-Carmel Bay-Area—of Speetal
Bielegical Significance-shall be protected and maintained—TFhis—requires—adherenceto-comprehensive
management-praetices, including apprepriate-combinationsthrough application of streamadequate buffers

and setbacks, streamflow—maintenanece,protection—ofmaintaining hydrologic inputs, protecting riparian
and wetland vegetation, and-eareful-ecoentrel-ofcarefully controlling grading to minimize erosion and

sedimentation—, and effective collection, filtration, and treatment of runoff.

Environmentally Sensitive Habitat Areas

The environmentally sensitive habitat areas of the Del Monte Forest Area-are unique, limited, and fragile
resources;—whieh that are sensitive and important to-the-enrichment-ofbiologically, as well as resources
that enrich Del Monte Forest enjoyment for residents and visitors alike. Accordingly, theythese areas
shall be protected, maintained, and Where p0351b1e enhanced and restored in accordance with the
policies of this LUP-and—+h & and-main : : 3
Except where specifically and exphcltlv authorized by the LUP all categories of land usesuse and
development, both public and private, shall be subordinate to the protection of these areas.

13



14



Forestry-and-SoilForest Resources

The natural beauty of the Del Monte Forest #is one of its chief assets——Fhe, and forest
resoureeresources, in addition to #stheir fundamental role in supporting the areasarea’s natural
environment, isare a principal constituent of the scenic attractiveness of the area;which-should that must
be preserved for the benefit of both residents and visitors—FheFerestis alike. These forest resources are
best understood as complex and dynamic habitats comprising forest trees, understory vegetation,
wildlife, soils, and climate, and the interaction of all these elements. These forests are complex,
interdependent webs of living organisms and physical habitat, and are much more than simply an
aggregate of trees. H—s—They are also home to the areaarea’s wildlife and servesserve to moderate
climatic extremes. Thereforelonglong-term preservation of theFerestresoureeforest resources is a
paramount concern_and objective of the LUP.

Hazards

Hazardous Areas

Land uses and development in areas of geologic, flood, fire, and fire-hazardother coastal hazards shall be
carefully regulated through the best available planning practices and sited and designed in order to
minimize risks to life and property, erand damage to the natural environment.

Scenic and Visual Resources

The Del Monte Forest Area-and 17-Mile Drive are significant and important visitor destinations. It is
the objective of this LUP to protect the areasarea’s magnificent scenic and visual resources, to avoid
incompatible development, and to encourage improvements and facilities;—whieh that complement the
Forest’s natural scenic assets and enhance the public’s enjoyment of them. In-erderteTo protect the
scenic and visual resources of the Del Monte Forest Areaarea, only eempatible-development alengthat
does not block significant public views and does not significantly adversely impact public views and
scenic character, including with specific attention to the 17-Mile Drive shewldcorridor and designated
public access areas/vista points, shall be allowed.

ArehaeologicalCultural Resources

The Del Monte Eerest-Areas—archaeelogicalForest’s cultural resources shall be maintained, preserved,
and protected for their scientific and cultural heritage values. New land uses_and development shall be
considered compatible with this objective only when they incorporate site planning and design features
necessary to avoid impacts to archaeelogicalreseureescultural resources, and where impacts are
unavoidable they shall be minimized and reasonably mitigated.

Land Use and Development

Open—spaceLand use designations in—this—EUP—are directive as to the type of use, but uses shall
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encompass—all-environmentally—sensitive-habitatareas—Futureonly be allowed provided such use and
related development m&st—eleaf—lycan be a ccomphshed consistent w1th LUP pohc1es 1nc1ud1ng resource

protection 3 asta
Aetrequirements. Development shall be s1ted and des1gned in such a manner as to protect and enhance
coastal resources, including public recreational access.

Circulation

The continued development of a multi-modal circulation system within the_Del Monte Forest shall be
encouraged to provide an adequate level of service with minimal intrusion to the Forest environment,
ensure adequate and effective public recreational access, encourage separation of visitor and resident
traffic, and provide for a proportionate share of the improvements necessary to impacted areas of
Highway 68, which serves as an external access route to the Del Monte Forest-A+ea.

Water Service-and Wastewater

Fhe—CountyDevelopment shall reserve—from—its—allotted—be approved only if it can be served by

adequate and long-term public water supply—a—sufficientquantitysupplies and wastewater treatment
capacities. Priority for use of scarce water te-accommeodate-theand wastewater treatment capacity shall

be for coastal pr10r1ty land uses—pfepesed—m—ehw—bUlLAs—ef—}&ne%%Q—ﬂ&e—Ge&nﬁhs—aﬂee&st

. Wastewater dispesal-systems; which minimize or eliminate ocean pollution, and systems—which
permitprovide for reclamation of wastewater for reuse, shall be encouraged— and supported.

Housing opportunities for persons and families of low to moderate income should be protected and
provided, both within the Forest and in outlying areas, as a function of new development within the
Forest.

Public Access

The-proviston-ofvisual Visual and physical public access to and along the shoreline and the enjoyment of
public recreational values throughout the Del Monte Forest-Atea, consistent with the basic purpose of
the California Coastal Act, shall be eneouragedmaximized. This LUP shall also seek to ensure that the
beauty of the Del Monte Forest Area coast, its tranquility, and the health of its environment will not be
marred by public overuse or neglect.
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CHAPTER — TWO- RESOURCE
MANAGEMENT ELEMENT

INTRODUCTION

The spectacular meeting of forest, land, and sea in the Del Monte Forest Areaarea is net-enlymore than
an important scenic attraction of the Monterey Peninsula;fer-bethresidentsand-visitors;-but; it is also a
vital habitat for a variety of vegetation and wildlife_species, including several rare and endemic species
dependent on the unique ecosystem. That so much of the EerestsForest’s natural and scenic resources
remain unspoiled is also significant; it provides a sharp contrast to urban developments in most areas of
the nearby cities of Carmel-by-the-Sea, Pacific Grove, and Monterey.

In considering the following natural resource management sections, it is important to eensiderresouree
issues—beothread them as they—relate—to—one—anothera whole and as discrete subjects. For example,
disruption of vegetation at one site could increase site-specific runoff, which in turn could increase
areawtdearea-wide erosion and affect water quality, riparian habitats, and visual quality._In addition
many of the Forest’s natural resource areas encompass a variety of species and habitat types that are
important and sensitive by themselves, but that also have important ecosystem values when considered

together.

WATERThis chapter details requirements for protecting and enhancing certain natural resources in the
Del Monte Forest, including those related to freshwater resources (wetlands, streams, creeks, etc.),
marine resources (intertidal areas, roosting and haul-out sites, etc.), ESHA, forests, natural landforms,
and public viewsheds. Such requirements are organized below in sections by resource type, but there is
considerable overlap and interplay between sections, and thus they must be understood in relation to all
of the requirements of the chapter. In addition, the resource requirements in this chapter are not the only
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resource requirements of the LUP, and the requirements of the other LUP chapters that refer to similar
and other resources are also applicable and must be recognized on the same footing as these here. As
stated in Chapter 1, any questions and conflicts are to be resolved in favor of the interpretation that is
most protective of coastal resources and most consistent with the Coastal Act.

Of particular note, this chapter must also be understood in terms of Pebble Beach Company’s Concept
Plan described in Chapter 3. Pebble Beach Company is the owner of the vast majority of the
undeveloped land in Del Monte Forest and the Concept Plan was developed to provide certainty as to the
ultimate disposition of that land under the LUP. The Concept Plan includes provisions for the Company
to _dedicate and preserve most of its undeveloped land, and for it to develop and redevelop a limited
number of other areas, some of which include certain natural resources. The Concept Plan allows for
certain resource impacts to ESHA, wetlands, dunes, streams, and riparian corridors in these limited areas
notwithstanding other LUP policies protecting such resources in recognition of the significant permanent
open space protection that would correspondingly be applied to the overwhelming majority of the Pebble
Beach Company’s significant undeveloped lands. In short, for these lands and pursuant to the Concept
Plan, this LUP strikes a balance that recognizes that concentrating development in and near existing
developed Forest nodes (e.g., in former quarry areas and in areas framed by golf course and residential
development, etc.) pursuant to the Plan allows for large resource areas, including those that are
contiguous to other large protected resource areas (e.g., Pescadero Canyon and Huckleberry Hill Natural
Habitat Area, etc.), to be protected and managed as contiguous habitat areas in perpetuity.

Overall, the common thread of this chapter and others, and really the LUP as a whole, is one of resource
protection. The LUP fundamentally recognizes that the resources of the Del Monte Forest are significant
and important, and that their protection is essential to the health and wellbeing of the Forest, not only in
terms of the value of the resources themselves but also including in terms of fostering a natural
environment within which the Forest’s residential and visitor-serving commercial uses can thrive.

FRESHWATER AND MARINE RESOURCES
California Coastal Act policies regarding—water—and—marine—resourees—require the protection of

thesefreshwater and marine resources, particularly areas or species of biological or economic
significance, and the maintenance of water quality, both inland and along the coast.

Freshwater resources, including riparian corridors and wetlands, are limited in the Del Monte Forest
Area—area. Wetland habitat in the Forest is primarily freshwater-related and is perhaps the most limited
in extent. —Fhe-Del Monte Forest streams that-existstend to flow seasonally, generally carrying surface
runoff during the rainy season. -Sedimentationfrom-existingquarry-sitesDisruption of hydrologic inputs
and asseetated-quality, including sedimentation from disturbed areas; and polluted runoff from buildings
and paved surfaces, areis perhaps the most serious threatsthreat to the Del Monte EerestsForest’s

freshwater resources. Uncheecked-sedimentationfromsurroundingurbanThese freshwater systems exist

in the Forest in a sort of dynamic equilibrium that can be easily disrupted by inappropriate development

could—eastly—degrade—the—small -wetland—habitatsthat—oeeursiting and design, thus requiring both

appropriate setbacks as well as thoughtful consideration of design options to minimize disruption of
these areas.

The Del Monte Eerest'sForest’s marine resources include significant intertidal areas, offshore rocks
which are used as major rookeries, roosting and haul-out sites, extensive kelp beds which support
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numerous species of sport fishes as well as the threatened sea otter, the Carmel Bay State Ecological
Reserve, and the Carmel Bay Area of Special Biological Significance (ASBS). Non-point sources of
pollutants to the-Carmel Bay ASBS-arecome primarily from silt from eroding surfaces and from other
pollutants in storm water runofffrem—paved-surfaces—. Pollutants of concern in such runoff include
sediment—ot—heavy—metals, but are not limited to: sediments, nutrients (nitrogen, phosphorous, etc.),
pathogens (bacteria, viruses, etc.), oxygen demanding substances (plant debris, animal wastes,
fertilizerssetc.), petroleum hydrocarbons (oil, grease, solvents, etc.), heavy metals (lead, zinc, cadmium,
copper, etc.), toxic pollutants, floatables (litter, yard wastes, etc.), synthetic organics (pesticides,
herbicides, PCBs, etc.), and insecticides—TFhe-Carmel Riveris—the-primarysourece-of runoffto-the bay
and-ofsuch—peHutants-changes in its physical parameters (changes to salinity, temperature, dissolved

oxygen, etc.). The Pescadero Creek watershed, and much of the seuthernsmestirsouthern portion of the

Del Monte Forest—Area, drains to Carmel Bay, as—dees—much—ofthesurface—drainageand thus
development in these areas is of heightened concern for thePebble Beach—planning—area—providing

Carmel BaV proteetlon espeelallv development Wthh may become or lead to a source of s&eh—pel-}a%&ﬂts

hasthe poteptiatofereatine-comhatve-adverse-effeetsinto the Bay.

Freshwater and Marine Resources Key Policy-Guidance-Statement:
The water quality and biological value of the Del Monte Ferest-AreasForest’s coastal streams, wetlands,

open coastal waters, and the Carmel Bay StateEecological Reserve,—and-Carmel Bay-Area—of Speetal
Bielegical-Signitieanee-shall be protected and maintained—Thisrequires—adherence-to-comprehensive
management—praetices, including appropriate—combinations—efstream-through application of adequate
buffers and setbacks, streamHlow-maintenance,—protectionof-maintaining hydrologic inputs, protecting

riparian and wetland vegetation, and-eareful-contrel-ofcarefully controlling grading to minimize erosion
and sedimentation, and effective collection, filtration, and treatment of runoff.
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Freshwater and Marine Resource Policies*
1. New development .

%B%—%—weﬂ%&ﬂ&%wteﬂ%ds—e%eﬂ%ed&@red&md—&amﬂ—@eﬂeh—shall be s1ted and

designed to minimize runoff, site disturbance, erosion, and sedimentation. All new development
shall be designed to conform to site topography— as much as possible. New residential driveways
and other readvehicular surfaces shall be kept to the minimum length and width to provide simple,
direct access—Otherpaved—areas, and surfaces shall be designed to minimize runoff (including
through use permeable materials, filtration strips, and use of engineered collection/treatment units).
Other impervious vehicular surfaces shall be limited to the minimum required to meet daily (not
occasional) parking needs. This policy shall not be read to preclude safe bicycle lanes reror adequate
parking for commercial visitor-serving development and access points.

2. Non-point sources of pollution to the-Carmel Bay-ASBS, rocky intertidal areas, and wetlands shall
be avoided, and where unavoidable, minimized threugh—ecarefulattention—+toand mitigated, through
use of appropnatelv s1ted and des1gned dralnage and runoff control systems —TFhe—ertteria—ofthe

Fhey3. Gradmg and site preparation activities shall 1ncorporate design features to prevent soﬂ

erosion, repair existing erosion damage within the development footprint and prevent pollution of
coastal waters.

4. All development shall employ adequate erosion/sediment control and water quality construction best
management practices (BMPs) during construction, and all such BMPs shall be in place prior to the
commencement of construction and shall be maintained in good operating condition through the
construction period-te-reduce-sedimentload-tnrunoff-waters—.

5. Censtruction—erosionErosion control measures—satisfactory—to—the Director—of Publie Wetks (e.g.,

native vegetation cover, temporary vegetation, seeding, mulching, or other suitable stabilization
methods) shall be used to protect soils that have been disturbed during grading or development.
Manufactured slopes shall be stabilized as soon as possible with planting of native annual grasses

and shrubs, appropriate native compatible plants-(eensistent-with-OSACPlanprevisions);, and with

approved landscaping.

6. Provisions shall be made to collect and conduct surface—water—runoff to drainage areas/devices
capable of polluted runoff filtration/treatment (e.g., vegetated filtration strips, detention/retention
basins, storm drains—er—suitable—watercourses, etc.) to prevent-erosion—ensure maximum on-site
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filtration/treatment. Permanent onsite drainage areas/devices shall be designed to accommodate

increased runoff resulting from site modification. Where necessitated by good drainage design
considerations, enstteon-site retention of storm water may be considered to reduce the size
requirements for drainage structures, consistent with resource protection policies.

F—TFhroushoutthe Planareadumping7.  Dumping of spoil (dirt, garbage, refuse, etc.) into riparian

habitat and drainage courses shall be prohibited.

ENVIRONMENTALLY SENSITIVE HABITAT AREAS

Environmentally sensitive habitat areas are those in which plant or animal life or their habitats are rare or
especially valuable due to their special role in an ecosystem and which could be easily disturbed or

degraded by human act1v1t1es and developments JSheS%meLadﬁaf%,endaﬂgered,—er—thfe&ﬁened—speeies

Speeml—Bmleg&eal—&;gmﬁe&ne%&&SBSé— The Gahfefma—Coastal Act prov1des aﬂpfeeedenféed trong

protection for environmentally sensitive habitat areas and within such areas permits only resource-
dependent uses (e.g., nature education and research;—hunting,fishing,—and—agquacultare)) that do not
result in any significant disruption of habitat values. The Act also requires that any development
adjacent to environmentally sensitive habitat areas be properly sited and designed to avoid impacts
whiehthat would significantly degrade such habitat areas.

The Del Monte Forest is home to a variety of plant and animal species, including some that are
exceptionally rare. These include Yadon’s piperia, an orchid that is found in the Del Monte Forest but
almost nowhere else in the world, and California red-legged frog. The native Monterey pine forest
within which these and other sensitive species reside is the dominant biological community and is itself
a special habitat — one of only five such native pine forest occurrences in the world. It is also the most
extensive of these worldwide.

The Del- Monte Forest-ecoast-supports Offshore and along the shoreline, there is also an abundance and

diversity of marine life. The shoreline is characterized by highgood water quality, smaH—protected
pocket beaches alternating with granite outcroppings, and an unusually wide variety of animal and plant

life, including a —Werthy-efspecial-attentioninthis-marine-community-are-the sea otter population and

the-many endemic species of algae.
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Unless there is compelling site specific evidence to the contrary, all of the following are considered
ESHA in the Del Monte Forest:

= Threatened or Endangered pursuant to the federal Endangered Species Act of 1973 as amended.

= Rare, Threatened or Endangered pursuant to the California Endangered Species Act of 1984 as
amended.

= Habitat areas that are designated as an Area of Special Biological Significance (ASBS) or a
Marine Protected Area (MPA).

= Areas of particular biological, scientific, or educational interest, including laree continuous
expanses of native trees and vegetation.

Determinations of whether ESHA is actually present in any particular situation must be based on an
evaluation of both the resources on the ground and knowledge about the sensitivity of the habitat at the
time of development consideration. In the Del Monte Forest Area, examples of habitat areas that have
been determined to be entirely or in part environmentally sensitive include: the rare Monterey cypress
and Gowen cypress forest communities, portions of the native Monterey pine forest, the endemic
Monterey pine/Bishop pine association, central maritime chaparral, coastal sand dunes, streams and
riparian _corridors, wetlands, rocky intertidal areas, near-shore reefs, offshore rocks and inlets, the
Carmel Bay ASBS, kelp beds, rookeries and haul-out sites, important roosting sites, sites of sensitive
plants and animals associated with these and other habitats, and changes that could cause a fish or
wildlife species population below self-sustaining levels, threaten to eliminate a plant or animal
community, or restrict the range of an endangered, rare or threatened species.

Possible threats to the Del Monte Forest’s environmentally sensitive species and habitats vary in type
and degree of severity. Unrestricted recreational use is probably the greatest single threat to sensitive
habitats along the immediate shoreline. Trampling, collecting, and off-road automobile parking have
damaged or degraded certain habitats. Alterations to the surface hydrology and removal of natural
vegetation are the two most serious threats to the continued viability of forest habitats. EutareGiven the
forested nature of most of the undeveloped Del Monte Forest area, as well as the built environment —
residential and otherwise — that exists within certain such areas, avoiding development that further
fragments and circumscribes such forest habitats is key to their vitality and protection. Where
development is allowed (e.g., on legal lots of record), it must be sited and designed in such a way as to
maintain large and intact forest areas as viable forest units. Opportunities for permanent conservation of
forest resources (e.g., through dedication and conservation easement), are strongly encouraged and
supported. In all cases, future development near environmentally sensitive habitat areas must be
carefully sited and designed to mitigateavoid potential adverse impacts to thereseuree-these resources.

Other—petentiallyPotentially disruptive threats to the Ceunty'sDel Monte Forest’s sensitive marine
habitats include the discharge or spillage of wastes and hazardous materials, as well as polluted runoff,

which may originate from a variety of sources. The main sources of concern are wastewater discharge;

%eaﬂ&agﬂeu}t&ral—érauﬁge—wa{er and polluted runoff from t—he—Saﬂ—}eaq&m—Val-}eyvehrcular surfaces and

other ae

manicured landscaped areas) While wastewater is generally thought of as treated munlclpal sewage, it

can potentially include any number of toxic and/or hazardous materials from industrial processes and
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other sources. —Additional—wastewaterWastewater discharge therefore havehas a high potential for
disrupting the marine environment of MentereyCarmel Bay and the CeuntysForest's coastal waters.
Similarly, polluted runoff is widely known to have a high potential for environmental degradation. LLand
uses and development in the Del Monte Forest must be evaluated in terms of the potential for adverse
impacts to streams, wetlands, riparian corridors, other wet resource areas, and the ocean, and measures
must be put in place to adequately address potential impacts.

ESHA Key Policy-Guidance-Statement

The environmentally sensitive habitat areas of the Del Monte Forest Area-are unique, limited, and fragile
resources;—whieh_that are sensitive and important te—the-enrichment-efbiologically, and that enrich Del
Monte Forest enjoyment for residents and visitors alike. Accordingly, —they—these areas shall be
protected, mamtamed and, Where p0551ble enhanced and restored in accordance with the policies of this

an Except where
spec1f1ca11v and exphc1t1v authorized by the LUP all categorles of land usesuse and development, both
public and private, shall be subordinate to the protection of these areas.

ESHA Policies
8. Environmentally sensitive habitat areas that—are—not—desienated—as—rehabilitation—areas—shall be

protected against any significant disruption of habitat values. Within environmentally sensitive
habitat areas, new land uses shall be limited to those that are dependent on the resources therein.
Land uses #mmediatelyand development adjacent to environmentally sensitive habitat areas shall be
compatible with long-term maintenance of the reseuree:habitat area, and such land use and
development shall be sited and designed to prevent impacts whiehthat would significantly degrade

the pfefeeeeed—habltat—lrn—desrgﬂa{ed—epeﬂ—spaee areas—eeﬂfefmaﬂee—te—the—aﬂaheab}e—gsA%P}aﬂ

9. Improvements to facilitate public recreational and/or visitor usess— (including vegetation removal,
excavation, grading, or filling) in-destgnated environmentally sensitive habitat areas shall be sited,
designed and managed to avoid any significant disruption of the protected resources— and shall only
be allowed for uses and improvements that are dependent on the resource. Areas whichthat are
especially sensitive to recreational use include riparian;_and stream habitats, wetlands, rocky
intertidal areas, and sites of knewnthreatened, rare, and endangered species of plants and animals.
Bird rookeries, major roosting and haul-out sites, and other wildlife breeding or nursery areas

*deﬂ&ﬁed—kfl—ﬁ-gaf%}ef—ehﬂ—hgllare generally approprlate only for off-site observation. Any—&ses—ef-

&HdAnV such pubhc recreat10na1/v1s1tor uses and 1mpr0vements in env1r0nmentally sensitive habltat

areas shall be required to demenstrate-enhancement-efenhance the affected habitat as part of the use
prepesal/improvement.
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13

14.

10.

12.

New—subdivistons—whichSubdivisions that would allow or create commitment to non-resource
dependent development Hnmedtatelyin environmentally sensitive habitat areas are prohibited.
Subdivisions that allow or create commitment to development adjacent to environmentally sensitive
habitat areas shall be allowed only at densities compatible with protection and maintenance of these
resources—New—subdivisions, and if such subdivisions include enforceable parameters to prevent
impacts that would significantly degrade those areas. Subdivisions may be approved only where

potent1a1 adverse 1mpacts to env1ronmenta11y sensitive h&bi—t&ts—e&n—b%pfevemed—éenfefm&ne%te

&ffeeted—habltat areas from the subd1v1510n or future development reasonablv fac1htated and
expected due to the subdivision can be prevented. No residential subdivision shall be allowed unless
it is first demonstrated that, for each new residential lot, normal residential development, including
driveway and utility connections, is feasible without damage to any environmentally sensitive
habitat- area.

. Contiguous areas of-undisturbed land in open space uses shall be maintained wherever possible to
protect environmentally sensitive habitat areas and associated wildlife values. To this end,
development of parcels immediately adjacent to-designated environmentally sensitive habitat areas
shall be planned to keep development intensity immediately adjacent to the sensitive habitats as low
as poss1ble consistent with other plannlng crltena (e g., dramage design, roadway demgn and —pa-bhe

%t-h—th:rs—peheyp_ubhc safety)

Where development of any type, including subdivision of land for development purposes, is
proposed in or near documented or expected locations of environmentally sensitive habitats;habitat
areas, biological reports, including field surveys and impact analysis, by qualified individuals shall
be required #—erder—to_precisely determine preetsesuch habitat area locations and to recommend
siting, design, and related mltlgatlng measures to ensure protection of any sensitive species or
habltatésé areas present A FreH ; ;

. Fhe—protection—of —envirenmentalyEnvironmentally sensitive habitatshabitat areas shall be

providedprotected through deed restrictions or permanent open space conservation erand scenic
easements granted to the Del Monte Forest Foundation. Where developments are proposed within or
near areas containing environmentally sensitive habitat, such restrictions or easements shall be
established through the development review process. Where development has already occurred
inwithin or near areas suppertirgcontaining environmentally sensitive habitat, property owners
shewld-beare encouraged to voluntarily grant conservation erand scenic easements to the Del Monte
Forest Foundation. Except in the case of voluntary easements, each instrument for effecting such
restriction or easement shall be subject to approval by the County and the Coastal Commission as to
form and content; shall provide for enforcement, if need be, by the County or other appropriate
enforcement agency; and shall name the County as beneficiary in the event the Foundation ceases or
is unable to adequately manage these easements for the intended purpose of natural habitat
preservation._ Permanent open space conservation and scenic easements shall be dedicated to the Del
Monte Forest Foundation for all areas of the Forest designated Open Space Forest and Open Space
Shoreline.

Near environmentally sensitive habitat areas, the—remeoval-efindigenousnative vegetation_removal
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and land disturbance (grading, excavation, paving, etc.) shall be restricted to the minimum amount

necessary to accommodate developmen%&pohey—shaﬂ—n%est&e&&%&eﬁ%e&eﬁtb&Del—Moﬂe

ards-reasonable development.
Development shall be sited and des1gned to prevent 1mpacts that Would significantly degrade those
nearby areas, and shall be compatible with the continuance of those habitat areas.

15. The use of non-invasive plant-speetes—and-Del Monte Forest-appropriate native plant species
shall be required in landscape materials used in projects_and invasive plant species shall be
prohibited, especially in developments adjoining environmentally sensitive habitat-

Policies—Speecific—to—Terrestrial Plants_areas. Non-native and—Habitats/or invasive plant species should be
removed, and such removal is encouraged.

1616. Prior to approval of development on existing legal lots of record, a biological report shall be
prepared by a qualified biologist for the purpose of determining the presence of rare, endangered,
and/or sensitive native plant and animal species and habitats and developing appropriate siting and
design standards.

17. The remnant native sand dune habitat along the shore in the Spanish Bay planning area, on Signal
Hill_near the former Spyglass Quarry, and adjacent to 17-Mile Drive in the Spyglass Cypress
planning area, shall be preserved through seenie-easement-eropen space conservation easement-and
shall-bescenic easements conveyed to the Del Monte Forest Foundation, as provided by pelieyPolicy

13 above, atas Qart of the timeapproval of any development eeeurs-in adjacent areas. Lots-ofrecord

18. Uses of the-remnant native sand dune habitat shall be limited to low-intensity scientific, educational,
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and/or recreational activities dependent on the resource;—execeptin—Spanish-Bayrehabilitation—area;
where-poliey-93-shall-apphy—. Particular attention shall be glven to protectlon of rare and endangered
plants from trampling. ;

eﬂ-teﬂa—fer—eeﬂsﬁeney—w&h—thﬂ—pehey—Such uses must be consistent w1th restoration and

enhancement of the habitat.

19. To prevent further degradation and to allow for restoration of degraded dune and bluff habitats,
parking along 17-Mile Drive shall be restricted to designated turnouts through the use of barriers

(structural and vegetational) and enforcement signs in—aececerdance—with—the——site—speeifie—aeeess

recommendatiensthat are sited and designed to avoid impacting scenic views.

28



Indlgenous Monterey cvpress habitat is an env1ronmentallv sensitive habltat area within the Del
Monte Forest, and is presumed present within the area mapped in Figure 2a. All proposed
development in this area shall be accompanied by the biological reports described in Policies 12 and
16. All use and development in or adjacent to indigenous Monterey cypress habitat areas shall be
compatible with the objective of protecting this environmentally sensitive coastal resource.
Improvements-All improvements (such as structures and driveways, etc.) shall be carefully sited and
designed to avoid potential damage or degradation of Monterey cypress habitat, including the
microhabitat of theseindividual cypress trees—, and must be located within existing hardscaped areas
and outside of the dripline of individual cypress trees. Within the perimeter of the identified habitat
area for a site, including at a minimum as defined by the driplines of the outermost indigenous
Monterey Cypresscypress trees on the site, removal of native trees or other indigenous vegetation,
grading, paving, building construction activity, landscape alterations and summer watering shall be
prohibited. On the inland side of 17-Mile Drive, driveways shall be allowed in this area where the
driveway does not come within the dripline of individual Cypress trees;—or—where—driveways—are
consolidated—to—service—more-than—onetot—. Underground residential utilities and fences shall be
allowed in this area on the inland side of 17-Mile Drive. -Seente—erOpen space conservation and
scenic easements are required for all undeveloped areas of a parcel within the Monterey cypress

habitat area, and such easements shall be secured priorto-transmittal-of coastal-development-permits
in-order-to-assure-the-protection-of- the Monterey-Cypress-habttat-consistent with Policy 13.

24a21. The County supports the establishment of an interpretive and educational program at Crocker
Grove— (see Figure 2a). The program would be under careful supervision and designed for the

protection of the indigenous Monterey Cypresscypress habitat. The type and intensity of access to
Crocker Grove wewldshall be carefully regulated.

all other requirements, land uses and development22——J-and-—uses within or adjacent to the Gowen
cypress/Bishop pine association and the S.F.B. Morse Botanical Reserve (see Figure 6f) shall be
compatible with the objective of protection of the S.F.B. Morse Botanical Reserve. Residential and
recreational development, such as golf courses, shall be carefully sited and restricted to a level
consistent with the protection of these resources. Development proposed adjacent to the-Gowen
cypress habitat shall be planned in a manner to protect this rare species—Cenfermance-to-OSACPlan

29



24 Ripartan-In addition to environmentally sensitive habitat area policies that may also apply, riparian
plant communltles shall be protected by estabhshlng a setback/buffer of at least 100 feet as measured
from the eern Re ; g :
edge of riparian vegetatlon—wh*ehever—rs—gfe&ter— The setback/buffer requlrement may be reduced
only if it ean-be-is clearly demonstrated that a narrower eerrtdersetback/buffer is sufficient to protect
riparian vegetation and associated wildlife values and other ecological functions, and that riparian
enhancement is pfepesed—mcluded ina project. No s1gn1f1cant dlsruptlon of thenpanan habltat will
be permltted H—H v

ay-be-3 . : § and all
allowable use/development dependent on the riparian resource, 1nc1ud1ng bndges shall result in
long-term habitat enhancement te-offset-the-short-termloss—TFhelongterm-enhancement-shall-result
in-(i.e., new habitat value greater #—valae-(qualitatively and quantitatively) than the-existing habitat
displaced—value). Examples of such cases include restoration of previously damaged riparian
environments and replacement of fill and culverts by bridges.

2524. To protect wildlife habitat values of riparian areas and their adjacent setback/buffer zones, off-
road vehicle activity of any type shall be prohibited ardwithin such areas. In addition, general public
access should be limited within such areas to designated areas—portions of the setback/buffer area
(such as cart paths or trails—Reads-and-trattsshal-be-) that are sited and designed to avoid impacts to
riparian habitat.

25. In add1t10n to env1r0nmenta11v sen51t1ve habitat area p011c1es that %—IFnet—pfe\&e&sly

also apply, a27———A— setback/buffer of at least 100 feet as measured from the landward-edge of
wetlands and from the mean high water line of the ocean shall be provided. No landscape alterations
will be allowed in this setback/buffer area unless accomplished in conjunction with restoration and
enhancement, and unless it is demonstrated that no significant disruption of environmentally
sensitive habitat areas will result.

29 Alteration of the shoreline shall ret-be permittedprohibited except when required to serve coastal-
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dependent uses, to protect existing structures;- and public beaches in danger from erosion, and/or to
restore and enhance theshoreline habitat.

27.
30 DPevelopmentat-In the Cypress Point area, development shall be restricted to that associated with
existing uses (e.g., golf course and golf clubhousey; at the Cypress Point Club).

28. sherelineShoreline areas used by harbor seals mustshall be preteetedmanaged to protect seals during
the pupping period from April thresghJaly-1 to June 1, including through limitations on public
access to such areas.

30a—29. All new and/or expandingexpanded wastewater discharges into theoffshore coastal waters of

Moenterey-County-shall require a permit from the Health-Department—Appheantsfor-suchpermits
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levels-of polutantsthat-exceed-any—all applicable agencies.
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FORESTRY AND SO/LFOREST RESOURCES

Forest-crested skyhneslandforms providing a scenic backdrop for the cities of Monterey, Pacific Grove,
and Carmel-by-the-Sea, and for the Del Monte Forest area are an integral part of the mystique of the
Monterey Peninsula. The Del Monte Forest has long been recognized for its natural beauty and is well
known for its mostly craggy shoreline that extends through the bluff platform and large areas of dunes up
through and into a sloped landform mantled by native Monterey pine forest. The spectacular meeting of
forest, land, and sea in the Del Monte Forest area is not only an important scenic attraction of the
Monterey Peninsula, for both residents and visitors, but vital habitat for a variety of vegetation and
wildlife, including several rare and endemic species dependent on the unique ecosystem.

Perhaps the most compelling characteristic of the Del Monte Forest area is this spectacular physical
setting. Framed by the Asilomar Dunes extending into Pacific Grove upcoast and the granitic sands of
Carmel Beach downcoast, the Del Monte Forest shoreline includes the incredible white sand dunes and
beaches at Spanish Bay, Fan Shell Beach, and Signal Hill, the craggy shoreline from Cypress Point to
Pescadero Point, and the striking calm waters and sandy beaches of Stillwater Cove — part of Carmel
Bay (a designated State Marine Conservation Area, Water Quality Protection Area, and Area of Special
Biological Significance) and the Monterey Bay National Marine Sanctuary. Inland of the shoreline, the
Del Monte Forest transitions through both developed and undeveloped areas containing a variety of
streams and creeks towards the peak of the Monterey Peninsula.

Within the spectacular physical setting of the Del Monte Forest is the forest resource itself. Much of the
area remains substantially mantled by forest cover; predominantly native Monterey pine forest, but also
native Monterey cypress, Gowen cypress, and Bishop pine, in both distinct and mixed groves of these
species. Even the Forest’s developed areas are mantled to greater and lesser degrees (depending on the
nature of the development and how much of the native flora was retained and protected) with forest
cover. Several areas have been formally set aside for preservation, such as the Huckleberry Hill Natural
Habitat Area with its unique and valuable ecosystems.

The primary connecting forest resource thread is the native Monterey pine forest itself. The native Pinus
radiata mantling the Monterey Peninsula is the defining characteristic of the Del Monte Forest. Majestic
stands of pine forest as well as smaller groups of individual trees generally frame homes and other
developed areas, and larger and more intact (and often more biologically diverse) forest areas occupy
most of the undeveloped remainder of the Forest. The native Monterey pine forest is the dominant
biological community and itself a special habitat — one of only five such native pine forest occurrences in
the world. It is the-seenice—value—ofthe Del MonteForest—as—well-as—the—sienificance—ofthe naturs

extensive of these worldwide.

wique-seHs-and-climate—Alteration of the Forest (e.g., through tree removal or excavation-eeuld) not
only can impact the soils, the natural drainage system, and associated plant and animal habitats-
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, but can also lead to adverse impacts to its defining element, namely the forest resource itself.
Preservation of the unique forests of the Del Monte Forest, including the dominant native Monterey pine
forest areas for their aesthetic and habitat Value is a concern of both residents and visitors to the area—

eemm&mt—y— as well as a statew1de and even global issue in certain respects given the relative rarity of

many Del Monte Forest natural resources. And while individual trees may rate protection in their own
right in certain circumstances, the native Monterey pine and other forests of the Del Monte Forest are
probably best understood as complex and dynamic habitats comprised of trees, understory vegetation,
wildlife, soils, and climate and the interaction of all these elements. In short, the forest is a complex,
interdependent web of living organisms and physical habitat.

Thus, the paramount LUP concern is protection of identified forest resources, and not just individual
trees. The LUP policies that follow are meant to protect intact forest areas as a paramount concern, and
forest areas that constitute ESHA above all. In those terms, it is important to note that much of the
developed Del Monte Forest area is also forested to a certain extent. The LUP recognizes this fact, and
distinguishes between forest that is ESHA and forest that is not ESHA; and among the latter those areas
that are best considered as an aggregate of trees as opposed to defined forest areas. The LUP requires
some level of protection for all of these types of forest, but allows for disturbance of non-ESHA forest
and non-forest trees as part of normal and typical development consistent otherwise with the LCP, while
strictly limiting what can occur in ESHA forests.

Future development in the Del Monte Forest, particularly within, adjacent to, or upslope from

environmentally-sensitive-habitatforest areas, must be responsive to the delicate balance of climate, soils,
and Vegetat1on which has developed over the centur1es—S+gm£}eaﬂt—treﬁeme¥al—whether—th%resalt—ef

: as—, and development must
not be allowed to adverselv impact s1gmf1cant forest resources, 1nclud1ng forest ESHA. Tree removal is
allowed in certain circumstances, including in terms of trees that are not part of a forest and in non-
ESHA forests, but tree removal in ESHA forests is only allowed as part of restoration and enhancement
projects. Accordingly, a fundamental component of evaluating development in the Del Monte Forest that
affects trees/forests is determining the types of trees and forest affected, and applying policies based on
that determination to ensure protection of forest resources overall.

Forest Resources Key Policy-Guidance-Statement

The natural beauty of the Del Monte Forest is one of its chief assets—¥Fhe, and forest reseureeresources,
in addition to #stheir fundamental role in supporting the areasarea’s natural environment, isare a
principal constituent of the scenic attractiveness of the area;-which-should that must be preserved for the
benefit of both residents and visitors—FheForestis—more-than alike. These forest resources are best
understood as complex and dynamic habitats comprising forest trees, understory vegetation, wildlife,
soils, and climate, and the interaction of all these elements. These forests are complex, interdependent
webs of living organisms and physical habitat, and are much more than simply an aggregate of trees.
isThey are also home to the areaarea’s wildlife and servesserve to moderate climatic extremes.
Therefore;tonglong-term preservation of the—FHerestresoureeforest resources is a paramount concern
and objective of the LUP.
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Forest Resources Policies

3130. The natural forested character of Del Monte Forest shall; to the maximum feasible degree; be
retained; consistent with the uses allowed by this Plan—LUP. Accordingly, all tree removal, land
clearing for development, and forest management activities within native forest areas covered by this
PlanLUP shall conform to LUP policies regarding water and marine resources, environmentally
sensitive habitat areas, and scenic visual resources.

3231. Where LUP objectives conflict, preference should be given to long-term protection of the forest resource. All
development that could affect trees and/or forest resources shall be accompanied by a forest management plan that
clearly identifies all aspects of the tree/forest resources in question, including in relation to whether the trees are
part of a forest, and whether the forest or portions of it are considered ESHA (to which the requirements of the
preceding applicable LUP ESHA policies shall apply). When reviewing requests for tree removal, environmental

considerations shall include review of forest plant associations, native soil cover, anefuel management, aesthetic

values as—wel—l—&s—m—&m{eﬁ-aﬁee—ef—the—evelaal-l—tree health—ef—t-he—staﬂd—eeﬂfeﬂﬁaﬂee—te—gsAG

éPafeel—Ne—49—W1thm a forest ESHA or for any 1nd1v1dua1 tree con51dered ESHA tree removal shall

be adhered-to-wherever-appheable-prohibited unless it is part of restoration and enhancement efforts.

- L » - or M e
Pacif | : - or M e
3332. In reviewing requests for tree removal, land clearing, and other development, preservation of

scenic resources shall be a primary objective. Because of the regional significance of the forest
resources, special consideration shall be given to the ridgeline silhouette, as well as views from
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significant public viewing areas, such as the corridors along Highway 68 and 17-Mile Drive, and the
view from distant publicly accessible shoreline areas such as Ptfound at Point Lobos_State Natural
Reserve.

3433. In considering potential development projects, project-designssiting and design shall be required to

34.

minimize to the extent feasible the removal of vegetative-ceverertrees and understory vegetation and
damage to soil resources. -LanrdSiting, design, and land use concepts whichthat minimize removal
willand damage should be applied and are preferred. Retained trees whiehthat are located close to
construction sitesareas shall be protected from inadvertent damage by construction equipment through
wrapping of trunks with protective materials, bridging or tunneling under major roots where exposed
in foundation or utility trenches, and other measures appropriate and necessary to protect the well-
being of the retained trees.

36 New-residential-development Lhe natural forest soil cover shall be retained in place to the maximum

35.

extent possible.

Development, including driveways and parking areas, shall be sited and designed to minimize

euttingremoval of trees, especially trees sereening—that significantly contribute to the heme-visual
character of public view corridors (e.g., along 17-Mile Drive) and that screen the development from
public view and neighboring properties. The clustering of single family homes in order to maintain
the presentforested character of the Del Monte Forest shall be encouraged:, and shall be required in
subdivisions wiH—be—required—where topographic and habitat constraints allow. Native trees
whiehthat are removed shall be replaced on the site at-a—rate—of-one—treein accordance with the
recommendations of an approved Forest Management Plan with trees of the same variety—fereach
tree—removed, except where it is demonstrated that thisreplacement of trees would result in an
overcrowded, unhealthy environment. Replacement trees shall be retained and maintained in good
condition. Trimming, where not injurious to the health of the tree(s}), may be performed—wherever

neeessary—in—thejudement-ofthe—owner,partiewlarly, including to reduce persenal-safety and fire

hazards.

3736. Because of the habitat, recreation, aesthetic, and scientific values of the-areas-forest resources_in
the Del Monte Forest, commerc1a1 harvestmg for tlmber or firewood sheuldshall be prohibited;
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37.

The Inn at38—A¢ Spanish Bay ; : : , ,
designed to maximize the retentlon of the native Monterey pine forest as much as possible seaward
of 17-Mile Drive.

HAZARDS

The Coastal Act preseribesrequires that new development minimize risks to life and property in areas of
geologic, flood, and fire hazard-be—minimized; and, furthermore, that new development sheuldassure
stability and structural integrity, and not threaten the stability of a site, contribute significantly to erosion,
ergeologic instability, or destruction of the site or surrounding areas, or in any way require devices
which would alter natural landforms along coastal bluffs and cliffs.

38



Fignre 2B

Fire Hazards

Although the_Del Monte Forest is located in an active seismic region, with active faults a few miles to
the east and west, the Cypress Point fault (potentially active) and minor faulting in the Pescadero Canyon
area are likely the most significant local seismic hazards. The most likely effects of seismic activity that
would occur locally are greundshakingground shaking, ground failure, bluff erosion, and tsunami. Areas
with slopes over 30% in combination with unstable bedrock or soils could become hazardous during
seismic activity.

Potential significant damage due to flooding in the area tsappears minimal. The two creeks with flooding
potential adjoin golf courses and generally appear to pose little flood danger to life and property. Major
upstream development within the watershed may require safeguards to preclude flood or erosion control
in downstream areas.

Most forested areas of the Del Monte Forest are considered high fire hazard areas and special attention
shallmust be given to subdivision design, structural design, landscaping, and maintenance when
development is otherwise allowable under the LUP in these areas to minimize the risks to life and
property. Unforested parts of the Del Monte Forest Area are not rated as hazardous— in terms of fire
hazard. Fire protection services are available within the area and the response time is adequate.

The Del Monte Forest shoreline is subject to a variety of coastal hazards (including but not limited to
episodic and long-term shoreline retreat and coastal erosion, high seas, ocean waves, storms, tsunami,
coastal flooding, landslides, bluff and geologic instability, and the interaction of same), all of which are
likely to be exacerbated by sea level rise and global climate change over time. Thus, consistent with the
Coastal Act, all new development along the shoreline must account for such hazards and be sited and
designed to avoid the need for protective devices and other such development. If existing development is
threatened due to such hazards, solutions should be premised on avoiding shoreline-altering
development if feasible, including through relocation/redesign of endangered structures.

Siting, density, and design of future development with sensitivity to potential hazards will ensure that
life and property will continue to be protected to the greatest extent feasible.

Hazards Key Policy-Guidance-Statement

Land uses and development in areas of geologic, flood, fire, and fire-hazardother coastal hazards shall be
carefully regulated through the best available planning practices and sited and designed in order to
minimize risks to life and property, erand damage to the natural environment.

Hazards Policies

38.

40-DPevelopmentNew development shall be sited and designed to minimize risk from geologic, flood, or
fire hazards—; to assure stability and structural integrity; and to not threaten the stability of a site,
contribute significantly to erosion, geologic instability, or destruction of the site or surrounding
areas. Areas whichthat are subject to the highest category of fire hazard in the California
PivistenDepartment of Forestry and Fire Protection Fire Hazard Rating System shall be considered
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unsuitable for development, unless it can be eenclastvelyclearly demonstrated that design measures
can adequately mitigate the fire hazard. Fhis-shewldMitigation of hazards shall be demonstrated by a
suitably—detailed technical reports specific to the hazard type in question (e.g., soils, geologic,
geotechnical, erosion control, er—fire hazard—repest, etc.) that are prepared by apersons who are
appropriately qualified persen-to-aceompany-thein the hazard field in question (e.g., civil engineers
and engineering geologists familiar with coastal processes, geotechnical engineers, etc.) and that are
submitted as part of any permit application. -CritertaAll technical reports shall be prepared consistent
with County criteria for such reports (e.g., criteria for detail on seismic hazards are contained in the
General Plan Seismie-Safety Element—Fire-hazard; criteria shall-befor detail on fire hazards are
based on the ewrrent-fire hazard rating system of the California B+vistenDepartment of Forestry-
This-analysis-should and Fire Protection; criteria for detail on shoreline hazards are based on Coastal
Commission guidelines).  All technical reports and analyses shall accompany development
applications and/or be part of theany required environmental deewment-documentation (e.g., that
associated with CEQA).

39.
4H-Newland-divisions—shalSubdivisions may be approved only where it can be clearly demonstrated

that development of each proposed parcel and construction of the—prepesedany necessary access
roads will not s1gn1flcantly contrlbute to erosion, geologlc 1nstab111ty, floodlng, or f1re hazard—"Phe

43. Development shall be sited and designed to conform to site topography and to minimize grading and
other site preparation activities. Natural features, such as tree cover, should be preserved.

Applicationsfer-subdivision;-grading-and-building-permits shall be reviewed for potential onsite and

offsite impacts arising from grading, as well as related geologic and seismic hazards, and apprepriate

m1t1gat10n measures may be requlred—WLhen—th%pem&Fapphe&&eﬂ—ﬂweh%s—ésereﬁeﬂ&Py—&eﬁeﬂ—

§ C , —_to offset

such 1mpacts All areas dlsturbed by gradlng shall be revegetated W1th mel—rgeﬂeas—ﬂefanon invasive

native plant species appropriate to the site in order to recreate as much as possible-the native plant
and animal habitat.

4441. Structures to be occupied shall be set back a minimum of 50 feet from an active or potentially
active fault_as determined by geologic investigation.

theyAs technical reports supporting development proposals are completed and received by the

County, the information contained therein shall be recorded and become part of the public record.

Where appropriate, the results of such stadies—will-be-incorporated-into-the-environmental reviewor
planningproeess;—and-technical reports shall augment and may supersede-the, if appropriate, more

general information found in the-Seismte-Safety Elementother County sources.
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44.

shefelm%pfe»{ee&eﬂ—dewees—éﬁ No habltable structures shall be perm1tted along the shorehne in

areas subject to storm wave run-up. New development shall be sited and designed in such a manner
as to avoid the need for shoreline armoring and/or other such shoreline altering development over the
development’s lifetime, and shall include enforceable provisions for addressing any future bluff
retreat/erosion danger to the development without shoreline armoring (e.g., moving the development,
removing the development, etc.). In addition, bluff and cliff top development shall be permitted only
if design and setback provisions are adequate to assure stability and structural integrity for the
development’s lifetime and if the development (including associated storm runoff, foot traffic,
grading, and irrigation) will neither create nor contribute significantly to erosion problems or
geologic instability of the site or surrounding area. Development on bluff faces shall be prohibited
except for public access pathways, including stairways.

Revetments, seawalls, riprap-ete)shall-not-be-permittedunlessneeessaryretaining walls, groins, and

other such construction that alters natural shoreline processes shall be permitted when required to
serve coastal-dependent uses or to protect existing development—or—reereationalfaectlities—and
structures or public beaches aceessible-to-thepublie—in danger from erosion, and when designed to
eliminate or mitigate adverse impacts on local shoreline sand supply. For the purposes of application
of this policy, existing developmentstructures shall mean existing substantial structures (such as a
primary residence, a major road, or ether-a significant facility usableor access area used by the
public:). Shoreline armoring and/or other such shoreline altering development shall be allowed to
protect existing structures if they are in danger from erosion, and if:

48(a) less-environmentally damaging alternatives to such armoring/development are not
feasible (including relocation of endangered structures); and

(b) the armoring/development has been sited, designed, and accompanied by measures to
proportionately mitigate any unavoidable negative coastal resource impacts (on views, sand
supply, public access, etc.). Development, including land divisions, that would require shoreline
armoring and/or other such shoreline alteration over the lifetime of the development shall be

prohibited.

. The fire hazard policies contained in the Safety Element of the Monterey County General Plan and

the clearance requirements of the State Forest and Fire Law (Section 4291 of the Public Resources
Code) shall be regularly and consistently applied —Exeeptions—may-be-provided they are consistent
with all other policies of this LUP. For example, exceptions may be necessary where the-appropriate
OSACmaintenanece-standardfor-an-open-space-parcel-speetfiesESHA is present and/or where prior
restrictions (including in Forest Management Plans) dictate otherwisefer-environmental-protection
reasons—. The eritertaCounty’s fire hazard map should be updated eentinnallyregularly, including in
accordance with the most current €EPEGCalifornia Department of Forestry and Fire Protection
hazard rating criteria, as new and more specific information becomes available.
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46. Geologic and geotechnical reports shall be required for unstable areas and for all proposed blufftop
development.

SCENIC AND VISUAL RESOURCES

The remarkable mingling of ocean, land, and forest found in the Del Monte Forest Area provides
scenic resources for the entire Monterey Peninsula. Ridgeline vistas, coastline panoramas, tree-lined
corridors, and unique treestree and rock formations are all appreciated by the regiensregion’s many
residents and visitors-

alike. Placement and design of new development must not injure the visual integrity of the area. The
Coastal Act calls for protection of views to and along the ocean, preservation of natural landforms,
protection of special communities, and visually compatible development which is sensitive to the
character and scenic assets of the area.

Considering the high visibility of the Del Monte Forest, including the coastline and wooded ridges as
seen from more distant vista points, LUP scenic and visual policies must take into account not only
views from within the Forest but also significant views of the Forest area from outside its boundaries.
Preservation and enhancement of scenic resources within the Del Monte Forest Area is thus a significant
component of maintaining scenic and visual character of the greater Monterey Peninsula and the
Monterey County coastline as a whole. Protection of significant public views is most critical in this
context.  Well known important visual resources are shown on Figure 3. Extended use of scenic

easements, public open space, design control, site control, and responsive planning and zoning are
methods;whieh that will be useful in attaining Coastal Act objectives.

Scenic and Visual Resources Key Policy

The Del Monte Forest Area-and 17-Mile Drive are significant and important visitor destinations. It is the
objective of this PlarLLUP to protect the areasarea’s magnificent scenic and visual resources, to avoid
incompatible development, and to encourage improvements and facilities whiehthat complement the
Forest’s natural scenic assets and enhance the publiespublic’s enjoyment of them. Jn-erdertoTo protect
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the scenic and visual resources of the Del Monte Forest Areaarea, only eempatible—development
alengthat does not block significant public views and does not significantly adversely impact public
views and scenic character, including with specific attention to the 17-Mile Drive shewldcorridor and
designated public access areas/vista points, shall be allowed.

Scenic and Visual Resources Policies

50— Seenicsheoreline-areas—corridorsalone47. Views from designated public access areas and vista points, from
Highway 68 and 17-Mile Drive,and+idges corridors, and of ridgelines as seen from the public viewing

areas identified on the- LUP Visual Resources MapFigure 3, shall be designatedfor-outdoorrecreation,tow-
density residentialoropen-space-land-useprotected as resources of public importance, and development that
are—compatible—with—protection—ofcould adversely impact such views shall only be allowed where it
protects, preserves, and if feasible enhances, such scenic resources. Conservation and shall-berequired
as-SCENIC erconservation-easementseasements shall be required as one means of protecting such views in

perpetuity.
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S—I—Ad:e&s48 Development within visually promlnent settlngs including those identified on the-LUP
: : at-theFigure 3,
shall be sited and desuzned to avoid blocking or having a significant adverse impact on significant
public views, including by situating lots, access roads, and/or buildings to maximize the
effectiveness of screening vegetatlon and related viewshed mltlgatlon Lots, access roads, and/or
buildings @ :
aeeess—m&ds—]:e%s—aﬂd—&eeess—laeads—should also be sited to minimize tree removal and v1sua11y
obtrusive grading.

5249. During the development review process, open space conservation and scenic;—eenservation,—or
negative easements shall be required to the fullest extent possible for visually prominent areas. These
shall be granted to the Del Monte Forest Foundation. Except in the case of voluntary easements or
properties not subject to the permit process, these instruments shall be subject to approval by the
County and the Coastal Commission as to form and content, shall provide for enforcement, if need
be, by the County or other appropriate agency, and shall name the County as beneficiary in event the
Foundation is unable to adequately manage these easements for the intended purpose of scenic and
visual resource protection.

5350. Utility lines shall be placed underground, typically within road access footprints, except where 1)
such undergrounding would result in removal of native trees and 2) it can be shown that the lines can
be hidden infrom public view using different siting and design approaches (e.g.. placing lines behind

existing tree-cover-thereby-minimizing removal-of mature-trees—vegetation or structures, etc.).

5451. Live tree removal shall ret-be permittedprohibited in presenthundeveloped areas unless it is
consistent with LUP policies erunti-OSACand any Forest Management Plan maintenance-standards

fer-applicable to the affected-area are-developed—Thesestandards—should-contain—eriteriafortree
Fetess b e e ecnn e e s Lo Loplse sl 10 0L 00

55-Areas32. Development within the viewshed of seenie—eerridorsvisually prominent settings,
including those identified on the-LUP Visual-Resources-MapFigure 3, shall be-zoned-with-a-distriet;
whichrequiresinclude adequate structural setbacks (generally a minimum of 50)the feet) from such
settings and shall require siting and design of structures to minimize the need for tree removal and
alterations to natural landforms. New structures shall be sited and designed to harmonize with the
natural setting and not be visually intrusive.

5653. Design and siting of structures in_public views of scenic areas should not detract from scenic
values of the forest, stream courses, ridgelines, or shoreline. Structures, including fences, shall be
subordinate to and blended into the environment, including by using appropriate materials;—whieh
that will achieve that effect. Where necessary, modifications shall be required for siting, structural
design, shape, lighting, color, texture, building materials, access, and screening to protect such public
views.
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5754. Structures in public view in scenic areas shall utilize non-invasive native vegetation and
topography to help provide visual compatibility and, when such structures cannot be sited outside of
public view, to provide screening from thepublic viewing area—areas. In such instances, the least
visible portion of the property should be considered the most desirable building site location, subject
to consistency with other siting criteria (e.g., proximity to environmentally sensitive habitat areas and
safe access).

5855. Parking on the seaward side of 17-Mile Drive should be designed to minimize the visual impact

of parked vehicles in the viewshed and disturbance to the habitat. —Fhe—appropriate—site—speeifie
aceessrecommendationsshal-apply-to-thisarea:
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5956. New development, including ancillary structures such as fences constructed between 17-Mile
Drive and the sea (Pacific Grove Gategate to Carmel Gategate portiony), shall be designed and sited
to minimize obstructions of and degradation to views from the road to the sea. Examples of methods
to reduce obstruction include, but are not limited to the following: height limits, use of see-through
materials for fences, and limitations on landscape materials;whieh that would block views, whether
immediately or at maturity.

ARCHAEOLOGICALCULTURAL RESOURCES

TFheDel- MonteForest-AreaThe Del Monte Forest area is located within the territory of the Ohlone
people (also known as Costanoan people). The Rumsen group of the Ohlone are believed to have
inhabited the Del Monte Forest area since 500 A.D. or earlier. The Rumsen were hunter-gathers who
relied heavily on the native flora and fauna for survival. Some forms of resource management akin to
agriculture were used by the Ohlone, including pruning and re-seeding plants. Controlled burns were
also carried out to promote seed growth and to increase grazing area for deer, elk, and antelope.

Monterey Bay was also the focus of several Spanish expeditions after the first landing by Juan Cabrillo
in_1542. The Franciscans founded three missions in Monterey County that became the hub of local
activity, as did the Presidio when it was established in the late 1700s. By the early 1800s, an agrarian
economy had emerged in Monterey County, with the City of Monterey as a central focus of trade and
commerce. This focus was further solidified by the California gold rush of the 1850s. By the late
nineteenth century, Monterey County had become a tourist area, and by the early 1900s, the area
identified by Samuel F.B. Morse as ‘“Pebble Beach” had become a popular resort destination. Residential
and resort development soon followed and during the 1910s and 1920s the Del Monte Lodge, the Pebble
Beach Golf Links, and a series of luxury residences were developed, setting the stage for the current Del
Monte Forest built environment.

The Del Monte Forest area shoreline contains numerous archaeological sites which, along with several
known upland sites, represent several periods of occupation. Currently known sites are mapped and on
file withat the Northwest Regional Information Center at the California Arehaeelogical-Site—Survey
Bistriet-at-Cabrillo-Colege-in-Aptos—Historical Resource System (CHRIS) at Sonoma State University.
To protect the sites, these maps are conf1dent1al —Hewever—theThe Countv of Monterey Gea-m—y
Planning Department;—Pe :

mam&am maintains current site locatlon maps—@eﬂmet—w&h—the—S&weﬁs—mamtamed—b%Geaﬂ&staff

afeas—.mformatlon.

Cultural Resources Key Policy-Guidance-Statement

The Del Monte Eerest-Areas—archaeelogieal-Forest’s cultural resources shall be maintained, preserved,
and protected for their scientific and cultural heritage walsevalues. New land uses_and development
shall be considered compatible with this objective only when they incorporate site planning and design
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features necessary to avoid impacts to archaeologicalresoureescultural resources, and where impacts are
unavoidable they shall be minimized and reasonably mitigated.

Cultural Resources Policies

6057. The timely identification and evaluation of archaeological, historical, and paleontological
resources, and coordination with applicable Native American representatives, is encouraged, i
orderso that these resources beare given full consideration during the conceptual design phase of land
use planning for project development.

6158. Whenever development is proposed, it shall be determined whether the affected property has
received an archaeological survey. If not, such a survey shall be conducted to determine if
archaeological resources exist. The survey should describe the sensitivity of the site and make
appropriate recommendations concerning needed protection of the resource. If the development
activity is subject to environmental review, this policy shesldmay be satisfied in conjunction with
environmental review.

6259. Where significant archaeological resources are identified, all available measures including epen
space—easements;—dedication of open space conservation or scenic easements; and purchase of
development rights shall be considered to avoid development on significant prehistoric—erhistorie
archaeological sites.

6360. When developments are permitted on parcels where archaeological or other cultural resource
sites are located, project design shall be required which avoids or mitigates impacts to such sites.
Where the site has religious significance, emphasis should be placed on preserving the entire site;
likewise, where the site is of known regional significance, consideration shall be given to nominating
the site to the National Register and preserving it.

6561. When sufficient planning flexibility does not permit avoiding construction on archaeological or
other types of cultural sites, adequate preservation and mitigation measures shall be required.
Preservation_and mitigation measures shall be designed by a qualified archaeologist in accordance
with current accepted guidelines.

6662. Unauthorized collecting of archaeological, historical, and paleontological artifacts at—the—sttes
shall be prohibited.

6763. Public access to or over known archaeological or paleontological sites shall be limited_as
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necessary to protect such resources.
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CHAPTER THREE

+——LAND USE AND DEVELOPMENT
ELEMENT

INTRODUCTION
The land use reeommendations-and development requirements presented in this chapter are based upon

the pfepesed—l—97—7—De1—P«49me—Fefest—P}aﬂ—ehe—requlrements of the Gahfe%ma—Coastal Act; as deiimed—by

L - pphed to th
resources and physical setting of the Del Monte Forest area. A tradition of active planning and

management by the-ewners-eflandowners in the Del Monte Forest Areaarea (predominantly the Pebble
Beach Company and its predecessor, the Del Monte Properties Company) has provided a strong
foundation for this LUP. These efforts have, over time, preserved the areas—eutstandingarea’s unique
natural environment while creating a residential and resort community of world-renown.

Four basic goals of the Califerata-Coastal Act establish direction for land use planning and development
proposals for the Del Monte Forest Area—area. They are:

13. Protect, maintain, and, where feasible, enhance and restore the overall quality of the Ceastal
Zenecoastal zone environment and its natural and sman-aadeartificial resources.

2). Assure orderly, balanced utilization and conservation of Ceastal-Zenecoastal zone resources; taking
into account the social and economic needs of the people of the state.

3). Maximize public access to and along the coast and maximize public recreation opportunities in the
Ceastal-Zenecoastal zone consistent with sound resource conservation principles and constitutionally
protected rights of private property owners.

43. Assure priority for coastal-dependent and coastal-related development over other development on the
coast.

In applying these goals, retention of the Del Monte Forest Areasarea’s unique natural character is
paramount. The Del Monte Forest Areaarea contains rich environmental resources. The long-term
protection of these resources inevitably requires a cautious and thoughtful approach to planning and
regulatory decisions. The natural environment and its resources vary widely in their sensitivity to
development. Environmentally sensitive areas, such as the locations of rare and endangered species,
wetlands, and riparian habitats, need to be protected. Other areas; where potential constraints can be
mitigated through careful site planning and development controls eanmay be allowed to have appropriate
levels of development.

The Del Monte Forest eeastal-area is also known for its variety of passive and active eeastal-related
recreational opportunities available to visitors and residents. The Lodge at Pebble Beach;—pertions—of
and the surrounding environs provide a central commercial core within the Forest that is popular with
residents and visitors alike. Other popular destinations include Stillwater Cove near The L.odge and The
Inn at Spanish Bay near the Pacific Grove gate. World famous 17-Mile Drive ¢and-is a visitor destination
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unto itself, and provides a through way with a series of public access areas and turnouts)—and-pertions
where one can take in the sights and sounds of severalboth the immediate coastline as well as more
inland forested areas. The Forest’s labyrinthine system of trails and series of other public access areas
helps round out recreational offerings. And the Del Monte Forest’s eight golf courses are euwrrently
considered eeastal-related-uses—ltis-therefore-necessary-that-priority-some of the top golf courses in the
entire world, most of which are open for general public play. Such coastal recreational opportunities
must be grvenprotected and enhanced consistent with resource protection.

The Forest is also home to these-ceastalrelateda vibrant residential community which has been melded
with the forest resource over time. In fact, even with the level of commercial and residential

development much of the Forest remains undlsturbed wh1ch helps offset more 1ntense developments—&s

lee&&ens—as—wel—l—&s—te—a%e&d— (llke the golf courses, and the more concentrated re51dent1al subd1V151ons)
and contributes to an overall sense that there remains a forest in the Del Monte Forest — dominated by
native Monterey pine and related natural hazards—which-canneotresources — that has not been completely
overtaken by development. Although there are limited areas where completely new development is
appropriate, redevelopment of existing developments is a common trend. Such new development and
redevelopment must be sited and designed to protect the Forest’s built and natural environments
consistent with the Coastal Act.

LAND USE AND DEVELOPMENT

Land Use and Development Key Policy

Land use designations are directive as to the type of use, but uses shall oan be allowed prov1ded such
use and related development can be mitig
st&nd&rds—wﬂl—&ek&ev&thw—eheeﬁ%%%epen—sp&e&&re&&aecomnhshed consistent w1th LUP pollc1es
including resource protection requirements. Development shall be sited and designed in such a manner
as to protect and enhance coastal resources, including public recreational access.
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Land Use and Development Policies

6864. Development and use of the land, whether public or private, shall conform to the policies; and
shall meet resource protection standardsrequirements as set forth in this LUP. This includes
development on legal lots of record as well as new subdivisions.

, : , ashy re-maps6S5.  LUP Figure 5 reflects
maximum allowable development densmes—&ﬂd—new 1nclud1ng for any proposed subdivision
apphieations—of legal lots of record. Proposed development, including subdivision, shall only be
allowed up to the maximum density allowed if such development is (and will be-reguiredfor-, in the
case of the commitment to future development in these-areas—at—-which-timethe formertentative

maps—shall-be-evaluated-and-the-density-establishedin—amannersubdivisions) consistent with theall
policies of this LUP-and-the-surrounding-areas—, including resource protection requirements.

requires-00. County design review shall be required for all development in Del Monte Forest.

6967. Environmentally sensitive habitat areas shall be protected from both direct and indirect adverse
impacts of development.—Cenformance—with—OSACmaintenance—standards—shall-be—thetestof

e el s s

7068. New development shall incorporate mitigation measures to avoid, and where unavoidable, to
minimize and reasonably mitigate potential adverse environmental impacts.

H69. Transportation improvements shewddshall include consideration of non-automobile facilities,
including public transit stops—and—shelters—. Expansion of existing commercial facilities or
development of new facilities shall be approved only where the requirement for adequate parking can
be fully satisfied— on and/or off-site. Adequate parking shal-relademust account for all uses enof
the subjeetsitefacilities (e.g., hotel units, restaurant, employees, ard—day use facilities:, etc.), but
parking supply/demand may be adjusted when such uses overlap (e.g., hotel guests use multiple
aspects of resort facilities (rooms, golf, meeting space, etc.) and the amount of required parking can
be reduced to reflect such overlap, if applicable).

7270. New coastal-dependent land use, public and commercial recreation, and visitor-serving land uses
shall have priority over other uses where public service capacities are limited.

53



7—4ﬂ. Env1ronmenta11y sensitive habltat areas wilshall remain undeveloped except for p&fkmg—ef

feeemmendaﬁens—ef—th%h%eeess—k%ps—%ppendﬂ%}resource dependent development that will

not significantly disrupt habitat values.

7572. Within their indigenous range; (see LUP Flgure 2a) Monterey cypress trees shall be protected to
the maximum extent possible. Fh b h : h
review—proeessAll development that would 1mpact Monterev cvpress trees and/or Monterev cypress
habitat in this area shall be sited and designed to avoid adverse impacts to individual cypress and

cypress habitat.

7673. Prior to approval of any proposed development en-the-Hill-propertyseaward of 17-Mile Drive at
Pescadero Point; (Assessor’s Parcel Numbers 008-451-009-000 and 008-451-010-000, as of August,
2011), further archaeological review shall be required and mitigation measures adequate to protect
the sttessite’s archaeological resource shall be developed and implemented.

F#74. Detached or attached guestreomsguesthouses are not to be equipped for permanent living and are
not considered residences. They may be permitted at the maximum rate of one (ettherattached-or

detached)—per—parcel —or—one—(either —attached—or—detached)—for each principal residence

providingprovided the constraints of the pareellot and other planLUP policies permitare met.
Furthermore, detached guestroeemsguesthouses shall be located in close proximity to the principal

residence, share the same utilities except where prohibited by public health or water management
district requirements, contain no kitchen or cooking facilities, and be limited to 425 square feet.
Conditions shall be implemented by CC&Rs or other legal restrictions, including revocation
previstenprovisions for non-conformance. Subdivisions shall not be permitted to divide a

prineipleprincipal residence from a gaestreemguesthouse.

7875. Studios and other small non-residential and non-commercial accessory structures such as tool
sheds, workshops, or barns may be permitted on any size parcel provided the constraints of the parcel
and other planLUP policies permit—None—of—theseare met. These units shall evernot be used for
habitation purposes.

e Accessory dwelling units shall be
encouraged as an appropriate means of providing affordable housing for caretakers, ranch—-hands;
convalescent help, and-domestic employees—Apphicantsfor-detached-caretakers residences—shall
demenstrate-a—needfor-the-unitaspartofthe, and others. New accessory dwelling units shall comply
with all LUP development review—process—Detached-caretakersresidences—shall-not-execeed -850

sqﬂ-afe—feet—m—sl-ze—standards Subd1v1s1ons shall not be permltted to divide a pﬂ-nel-p}ep_nnmpal
residence from a & : aretakersu : allowe

accessory dwelling unit.
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—Additonat-employee EmnloVee hous1ng is permitted for pr10r1ty ases—é%g—vmtor—servmg

: 3 - and
recreational uses (e.g., Pebble Beach Equestrian Center) prov1ded such housing is accessory to the
main priority use and is consistent with all other plarLUP policies.

77. New residential development, including main and accessory structures, within the Pescadero
Watershed and the smaller unnamed watersheds of the Pebble Beach Planning Area which drain into
the Carmel Bay Area of Special Biological Significance (ASBS) and in the watersheds of Seal Rock
Creek and Sawmill Gulch (see Figure 2b) shall be limited to a total of 9,000 square feet of site
coverage. The site coverage limitation total shall include both structural and other impervious
surface coverage.

78. Development on slopes of 30% or more is prohibited unless such siting better addresses LUP
objectives as a whole when compared to other possible siting alternatives on slopes of less than 30%
associated with projects and/or sites.

79. Recreation in environmentally sensitive habitat areas such as—residual dunes, wetlands, and areas
with rare or endangered plants or animals shall be limited to passive, low-intensity
reereationrecreational use that is dependent on and compatlble with the sensitive habltat area

anel—@SA&maﬂatenaﬂee—standafds where such resources shall be t-he—testprotected agalnst any

significant disruption of eensisteney-with-this-peliey,—where-appropriate-habitat values.

80. Shoreline areas suitable for scenic outdoor recreation, such as from Cypress Point to Point Joe, are
intended for day use only, with improvements limited to trails, picnic areas, parking areas, and
restroom facilities.

81. PublicAll public access plans—ferimprovements in the Spanish Bay planning area should be

coordinated with plans of the State Department of Parks and Recreation for adjoining Asilomar State
Beach to ensure compatibility and a balance of public access opportunities.

82. Other than a parking lot to support The Inn at Spanish Bay (concurrent with the elimination of
parking along Congress Road between 17-Mile Drive and Forest L.odge Road and restoration of such
roadside area as native Monterey pine forest habitat) and public recreational access improvements
consistent with all other LUP policies, LUP Planning Area B shall remain undeveloped.

83. ClusteringEncourage the clustering of uses shal-be-enecouraged-and development wherever practical
as a means of preserving Forest walaesresources.

84. New development fronting 17-Mile Drive shall maintain an adequate natural buffer—_to protect
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public views of, from, and along the 17-Mile Drive corridor. A minimum setback of 100 feet from
the centerline of the road shall be maintained to screen new development from such public views (for
motorists, bicyclists, pedestrians, etc.), unless otherwise proteetedscreened by vegetation and/or
erram—In—Ghe in Wthh case of-AreaB;-the setback sh&H—b%@O—feet—frem—th&een&e&n&ef—lﬂ—Mle

f—remmav be reduced 1f the f—rem—}et—hn%shaﬂ—b%screemng terram/vegetatlon is requ1red conststent

with—that-presentlyrequired—throughout Del MeonteForest—to be maintained and/or enhanced in

perpetuity for screening and public viewshed enhancement purposes. Direct driveway access to 17-
Mile Drive should be avoided where possible.

85. New-subdivistensSubdivisions shall provide and maintain an adequate natural buffer to protect the
forested eerriderareas, including forested road corridors, throughout Del Monte Forest and to screen
new development. —Aeeerdingly—aA minimum setback of 50 feet from the front lot line for all
development other than driveway and utility connections shall be required in all new subdivisions.

86. Golf course development shall be limited to areas designated Open Space Recreational and only
where consistent with all other LUP policies.

87. Nav—eommeremlCommerc1al development may be permltted when 1ntegrated with the-resort

88. Where existing or planned water and wastewater facilities can accommodate only a limited amount

of development, water and wastewater services shall be assured 88——Water—service—for coastal-
priority visitor-serving and public recreational uses;+_(es—the-.g., The Inn at Spanish Bay and The
Lodge at Pebble Beach resort and golf facilities-and, the NCGAPoppy Hills golf course facility, shalt
be-assured-the Spyglass Hill golf course facﬂltv, shorehne access areas, etc.) before new re51dent1a1
uses are permitted: ; ;

 dentialsubdivisions,
89. New visitor-serving and commercial recreation facilities shall be designed to maximize opportunities
for public use and offer a range of visitor serving facilities. Low, no, and moderate cost facilities

shall be provided as feasible (e.g., trails, picnic facilities, moderately-priced food and beverage
service, viewing areas, etc.).
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Policies Specific to Rehabilitation A

90. Use of the—propesed—gol—<coursesThe Links at Spanish Bay and Poppy Hills Golf Course by the
general public shall be maximized. Except for periods of scheduled tournaments, the following
requirements for public availability of the courses shall apply.

The Links at Spanish Bay-GeHinks: The course shall be available for use by the general public as
well as ledgeresort guests on a first come, first served basis at least 50% of the time. The periods of
availability shall be calculated in such a manner as to assure reasonable starting times for the general
public.

—Nerthern-Califernia Poppy Hills Golf Asseetation-Course: The propesedNCGA—owned—and
operated—gol—course shall, in recognition of #sthe Northern California Golf Association’s (NCGA)
broad based, quasi-public membership policy, be available to the general public on a space available
basis. NCGA members and guests may reserve times up to 3:00 p.m. on the day preceding a desired
day of play and one starting time per hour shall be reserved by the NCGA. After 3:00 p.m.,
reservations for starting times for the following day shall be available on first come, first served
basis._If ownership or operation of the NCGA golf course changes, use of the course by the general
public shall be on the same basis as that required at The Links at Spanish Bay.

—Hewnership-oroperation-of the NCGA-Course Any future changes;—ase—ef—the—courseby

—Beth to both courses, as the courses are improved and/or redeveloped over time, shall be designed to

maintain and to include public viewing areas and trails—Fhe—desten—ofthesefaeilities—shal-be

designed to maximize their utility with respect to public recreational access connectivity and utility,
consistent with habitat and safety considerations.

91. Low intensity public visitor-serving facilities (such as a restaurant, golf-related shops, etc.) shall be

permitted-on-the NCGA-siteallowed at Del Monte Forest golf courses.
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Policies Specific to Rehabilitation A

92. Certain areas have been mined for silica and other minerals and are in need of rehabilitation. These

93.

areasThe portions of these areas that no longer constitute dune or other sensitive habitat are the most
suitable for more intensive development, as compared with other forested and undeveloped land.

Consequently, those areas should-be—assignedhigher-densities—orpermitted—the—are identified for
development ef—needed(including for visitor accommodations, recreational facilities, corporation

yards, publie—werksfactlities;—and neighborhoodsheppigand residential development) provided
such development is sited and designed to avoid, buffer, and enhance adjacent environmentally
sensitive habitat areas. The more intensive use of such portions of these areas will-also-provide-the
incentive-to-rehabilitate-thethat no longer constitute dune and/or other sensitive habitat provides an
appropriate mechanism to enhance remaining dune and other habitats that are associated with such
previously mined areas and consequently repair theany related habitat damage.

The gelf-ecourse-proposed-forthelinks at Spanish Bay planningarearehabilitation—area-golf course
shall continue to provide;as—apartefits-desien; for the restoration/enhancement of dune landforms

and native habitat which—ence—oeceurred—here—that is interspersed throughout and adjacent to the
course. Such restoration and enhancement shall be included in all future course improvements or
redevelopment. To provide maximum opportunity for the re-establishment of native wildlife and
plants and to preserve ex1st1ng dune remnants-and forest habitats, the golf course desrgﬂ—shall Sk
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A

04. The former Spyglass Quarry site in the Spyglass Cypress
Planning Area may be developed with a hotel or with low-density single-family residences pursuant
to the Pebble Beach Company Concept Plan.

95. Development shall be prohibited in the former Sawmill Gulch Quarry site (both upper and lower
sections) in the Gowen Cypress planning area, except: public recreational trails and related minor
facilities; habitat restoration, enhancement, and management; and normal and typical maintenance
activities associated with each. This area shall otherwise be preserved, managed, and maintained as
undeveloped open space and a component of the Huckleberry Hill Natural Habitat Area.

96. Pebble Beach Company’s corporation yard, offices, storage, maintenance, waste processing, utilities
and other related facilities are allowed at the former granite quarry site adjacent to sub-planning Area
G. A portion of the former granite quarry may be developed with medium-density single family
residences pursuant to the Pebble Beach Company Concept Plan. Monterey pine should be utilized in
landscaping to stabilize fill embankments and to screen quarry walls, thus helping the area to blend

in with the surrounding environment-as-best-as-possible.

LAND USE DESIGNATIONS

The basic categories of land use designated in the Del Monte Forest are 1) restdentialResidential, 2)
eommeretalCommercial, and 3) epenspaeeOpen Space.

These_land use categories are fully described in the following discussion. Figure 34 shows the planning
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area framework W1th1n Wthh these uses are subsequently dlscussed F—fgﬁfes—4—&ﬂd—4A—shew

§F1gure 5 shows the Del Monte Forest Area L%d%s&?bn—@%%&%ﬁ%ese&ts—a—de&&ﬂe&ege&d
forFigures 6A A8 AT 9AHOA HA2A-and 13ALUP land use designations, and identifies the eight

planning areas and sub-planning areas (alphabetically identified from Area A through Area Y). Figures
6 through 13 identify each planning area and its major features (e.g., streams, sensitive habitats, public
access points, etc.). These figures are not meant to be a definitive identification of all such features,
rather they are meant to provide identification of a subset of known and/or previously identified features
that must be considered for the area. In all cases, more refined evaluation for any particular proposed
development is necessarily based on evaluation of the resources on the ground and knowledge about
those resources at the time of development consideration.

Residential Land UseDesignations

New-residentialResidential land uses planned—ferallowed in the Del Monte Forest Areaarea range in
average—density from one unit per two acres up to 15 fewr—dweling-units per gross-acre. However
maximum densities allowed in the Forest are fairly low, generally reflective of the mostly large lot
pattern of development. For eenvenience-of-designation;—theyLUP purposes, densities are described in
terms of low density (1 unit/2 acres up to a maximum of 1 duunit/acre);) and medium density (2
units/acre up to a maximum of 6 4 duunits/acre), and high density (up to a maximum of 15 units/acre.

Mest-of-the-existing-and-new Maximum allowed residential development-areas-withinthedensity for Del

Monte Forest fall-within-the low-or-medium-categoertesproperty is noted on LUP Figure 5.

Commercial Designations

Three—classes—ofThree commercial land use designations identify allowable commercial uses—are
indicated—Theyinelade—land use and development in the Del Monte Forest: 1) Visitor-ServieeServing
Commercial, 2) General Commercial, and 3) Institutional—Fhey Commercial. These land use
designations are described as follows:

—Visitor-S>erviceServing Commercial
—This category allows for uses and development providing basic support services and visitor needs
associated with eeastal-reereation—and-travelvisitor-serving commercial development. Major hotel or

inn accommodations and support commercial facilities are principal uses. Restdential- uses—consistent

with-EUP-Land Use Maps—and-intensitiesEmployee housing may be permitted as secondary uses under
this category at-the-denstty-speetfied—Thethreeprovided such use and development is clearly secondary
to the primary use. The four areas in this category are-the-existinelodge-and-environs:
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The Lodge at Pebble Beach;—the—propesed—_and environs in the Pebble Beach planning area
(including the Beach & Tennis Club),

the existing Spanish Bay resort and the-visiter-servingits associated parking facilities,

the existing Poppy Hills golf course clubhouse and related facilities, and

the hotel site at the prepesed NEGA-GeH-Ceourse-former Spyglass Quarry site (in Area M).

2) General Commercial
—This category provides for uses and development providing commercial-use—areas—te_facilities that

support both v1s1t0r and commumty needs—tt—mel&des—m&pfeﬁess&eﬂa#&dfmms&&ﬁ#%eﬁees—neaf—ehe

pl-&&ﬂ%d—FH-t—H-F%H—S%S—WH—H—bHeqHﬁed—EG and 1t is 11m1ted in the Forest to the general commerelal

facilities provided in The L.odge at Pebble Beach area (including retail sales, market, post office, gas
station, etc.). All such uses shall be compatible with the general retailing and community service
character of this designation, as well as community services and storage facilities.

ecionation e uses—including the communityhespitalcategory provides for uses and
development of an 1nst1tut10nal nature, and 1ncludes the Pebble Beach Company offices and corporation
yard, Robert Louis Stevenson School, firehouses, and utility substations.

Open Space Designations

All-areas—constdered—eritical-to—maintenaneeThe primary objective of the Open Space designation is
protection of the natural systems of the Forest-are-encompassed—in—this—eategory—inehading—, which

include environmentally sensitive habitat areas, the sites of endangered species, riparian areas, wetland

areas, dunes, and sens1t1ve coastal strand areas. h—&dé&efkm—tk}%epela—spae%des%&&&efh%ﬂd—pehe}es
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: #b;more open
recreational areas (hke golf courses and the equestrlan center). The LUP des1gnates the following three

classes of open space in the Del Monte Forest:

Open Space Recreational
This category allows for golf courses, golf driving ranges, golf clubhouses with pro shop and food and

other services, equestrian centers, public access trails, neighborhood parks, as well as necessary support
and maintenance facilities associated with these uses (such as the—pro—shops;golf cart shepsand
maintenance facilities, play equipment, parking areas, stables, and barns). Areas designated Open Space
Recreational are generally open areas within which structures and above-ground development are present
but limited.

’)\

Open SQace Forest
—This category include atsencompasses forest and

speel-men—tlﬁees—aﬂd—gee}egieﬂ—ha%afdlnland areaS—Pertted—develepmeﬂts (as opposed to the immediate
shoreline area) that are ails;generally not appropriate for development other than that associated with
resource enhancement and limited low-intensity public recreational facilities;tree—eutting—and-public-works
enly—if (e.g., trails) consistent with all other plarLUP policies._Areas designated Open Space Forest
include habitat preservation areas (including the S.F.B. Morse Botanical Reserve, the Huckleberry Hill
Natural Habitat Area, and most of Pescadero Canyon) as well as other natural habitat and visually
sensitive areas.

= ) Open Space Shoreline

—This category is

shoreline areas ( as opposed to forest and inland areas) that are generally not appropriate

for development other than that associated with resource enhancement and limited low-
intensity public recreational facilities (e.g., shoreline access areas, including parking

turnouts, tratls;-vista points, and related facilities, trails, etc.) consistent with all other
planLUP policies.

des1gnated pfepeft-y—wher%ther%afeOpen Space Shorehne 1nc1ude sandv beaches rockv shorelines and
t1depools remnant sand dunes unlque ﬂ&tﬁfﬂl—&ﬂdﬁ%ﬂ*Hese’cmees—and—arehaee}eg*eal—reset&ees—




ed-Areaof-Snecis oncern o o

%h&]:&ﬂd—Uﬂ%M—&pshorehne features blufftop landforms near the shorehne edge as well as other natural
habitat and visually sensitive areas.

LAND USE BY PLANNING AREA

aH ARSHH ; an The LUP is organized
around eight planning areas: Spamsh Bay, Spvglass Cvpress Mlddle Fork, Pescadero, Huckleberry Hill,
Gowen Cypress, Pebble Beach, and Country Club (see Figure 4). Within portions of these eight
planning areas, a series of sub-planning areas have been further delineated and identified alphabetically
as Areas A through Y (see Figure 5). In the text below, land use and development considerations are
described for each of the LUP’s planning areas to provide for easier understanding of allowed uses and
development, including the rationale for such uses and development within each planning area. Each
planning area discussion is supplemented by a planning area figure (see Figures 6a through 6h) depicting
land use designations and related information applicable to the planning area, as well as certain known
and/or previously identified constraints (e.g., creek and stream resources) that need to be considered
when development is proposed in that planning area. Such identified constraints are not meant to be a
definitive identification of all such constraints, rather they are meant to provide identification of a subset
of known and/or previously identified constraints that must be considered for the area. In all cases, a
more refined constraint evaluation for any particular proposed development is necessarily based on
evaluation of the resources on the ground at the time of development consideration.

The densities shown on Figure 5 and on the feHewinglanduse—plan—mapsforthe—variousindividual
planning areasarea figures are maximum figures—The-exaetdensities. Allowable density is contingent
upon natural resource constraints present and availability of public services as determined through
project review, and thus may be as high as the maximum (but no higher) or may be lower if site specific
circumstances dictate a lower density for development to be consistent with L.UP policies.
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Location, Size. Existing Use Considerati

Spanish Bay Planning Area

The 330-acre Spanish Bay planning area frents(see Figure 6a) is located in the northernmost portion of
the Del Monte Forest fronting on the Pacific Ocean, with the Asilomar State Beach and Conference

Center to the north, the C1ty of Pacific Grove to the north and east, and the Country Club plannlng area

boundary) to the south The area is developed with The Inn at Spanlsh Bay ( and related golf and other
resort fae1ht1es) and the Spanlsh BaV condominiums seaward of 17-Mile Dr1ve—"Ph%aestheH&va~}Heef
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Forest (the Pacific Grove and Country Club gates) There are also srgnrfrcant habitat preservation areas

both inland of 17-Mile Drive, eff-read-parking-and-erosion:

W&h—ﬁve—&dé&e&al—gel—ﬁee&rses—m—th%erest—mcludrng eﬂ&at—Spams-h—Bay—a—s&bsféarm-al—&rea—fer
dispesal-of reclaimed-water-would-be provided:
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Winkle open space a :
weuld—b&loe&ted—preservatron areas as well as on the seaward srde interspersed and seaward of 4—7—

rne}ud%rehabﬁr-tatedareas generallv transition from sand dunes to closed canopy natrve Monterev pine
forest extending inland from the shoreline, with some interspersed riparian and wetland habitat-as—water

Malella Creek Future land use and development in the Spanrsh Bay planning area will focus on

redevelopment of and improvements to existing development, particularly related to some limited resort
expansion (including up to 60 additional visitor-serving units at The Inn at Spanish Bay), and is
premised on preserving undeveloped habitat areas in perpetuity.

SPYGIASS- CYPRESS-—AREA2

Location. Size. Existing Use Considerati

Spyglass Cypress Planning Area

The 775-acre Spyglass Cypress planning area is—the-westernmeost-of-theplanningareasit(see Figure
6b) encompasses the shoreline south of Seal Rock Creek to and 1nclud1ng Cypress POlIlt—’Phe—GGH—H{-F_y‘

5 Feras : and, and is principally
omprrsed of the Cypress Pornt and Spyglass Hill golf courses. fPheThrs area eentatnsalso includes
limited residential parcels, protected open space areas, and several ef—the—preferredstoppingcoastal

access points along 17-Mile Drive.
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h 3 : h S S e The Cypress
Point shorehne is rugged and rocky Wrth falrly shallowsshallow s011 and rock outcrops supporting the
endemic Monterey cypress-, including those in the Crocker Grove Monterey cypress preservation area
( see Frgure 2a). The northerly portion, behmd—F&n—SheH—Beaeh—h&s—ésturbed—dunes—hab&H&h

&
A 1Hion acidentt 1 o ad 1n thicn NN1NGC Ao 1 A nyn ll " ny " vvu vvu
O aad d d a4 a W

dune habrtat ( assocrated Wlth the southernmost extent of the Asrlomar Dunes dune system) with a native

Monterey pine forest transition zone that extends inland. Robert Louis Stevenson School (RLS), a
private high school, is located on the eastern edge of this planning area. RLS has improved its campus
over time consistent with a campus Master Plan (approved by the County for the campus in 1982) and
subject to this LUP. This LUP anticipates that development/redevelopment of the RLS campus under
the campus Master Plan will continue in the future, provided that it is also consistent with this LUP. A
new 100-room hotel, or alternatively at the landowner’s option, up to 10 residential units, would be
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allowed in Area M in the former Spyglass Quarry site (see Figures 9h(1) and 9h(2)).

MIDDLEFORK-AREA3
Location. Size. Existing Use Considerati

Middle Fork Planning Area

The 225 acre Middle Fork planning area (see Flgure 60) is located near the center of the Del Monte Forest in the upper
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Del Monte Forest planning areas. Major land uses immediately adjacent to Middle Fork are the Spyglass

Hill golf course to the west, a malontv of the ﬂofthem—tkp—Rebeft—Lot&s—Steve&seﬂ—SeheolRLS campu

on the southwest 3

%—o&&ﬂedﬁk&m%ﬁeﬁpm%mﬁ—%smlg—reﬁdeﬂﬁﬂ%%d+wﬁ—%the Huckleberry H111
Natural Habitat Area to the east, a portion of the-Ceuntry-Club-planning-area-at-fourunits-per-aere;Poppy

Hills Golf Course to the north (with some low-density residential designated land within the golf
course), and a—pemoﬂ—oﬂow dens1tV res1dent1a1 uses in the Pebble Beach and Pescadero plannmg areas
to the south-a

The entire-southern portion of the Poppy Hills Golf Course occupies much of the Middle Fork planning area, and it is

ee%fedframed by substantial protected Monterey p1ne forest—"Phe—staﬂd—dees—net—hewe%r—ésp}a-yLﬂae—deﬂﬁty

New-restdential-andreereationuses—nthisMiddle Fork planning area wotld-have-animpact-onexistingis
essentlally built out, w1th the exceptlon of further development b%ﬁf@d&%mg—ﬂ%tmfﬁ&th%@&gh—e&t&bhs—hed
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course and Vizcaino and Spruance Read-an -
eourse-Roads bordering Poppy Hills Golf Course (see Flgure 9d)
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Location, Size Existing Use Considerati

Pescadero Planning Area
The 540-acre Pescadero planning area eentains-the-Carmel Hil-(Highway D-gate-atthe(see Figure 6d) is

comprised of Pescadero Canyon, a fairly steep-sided, Y-shaped, and sloping area covered with a mixed
coniferous forest dominated by native Monterey pine trees, which is one of the largest areas of
unfragmented native Monterey pine forest within the Del Monte Forest. This planning area contains the
Carmel Hill (Highway 1) gate at the southern intersection of Highways 1 and 68—Fhe—gate that serves

as a principal visitor access point to the Del Monte Forest and 17-Mile Drive. The area is bounded by
Carmel Woods and the City of Carmel-by-the-Sea to the south and southeast, the Pebble Beach planning
area to the West and the Mlddle Fork and Huckleberry Hill plannmg areas to the north. —Fhe-oceanfront

Pese&dere—pl—am&ng—&rea—fre&%@&fmel—&ay—Wuh the exceptlon of res1dent1a1 development in the north
and northwesterly portion of the planning area, a single residential subdivision in the southern portion
(in_Area S), and the CALFIRE fire station near the Highway 1 gate, the Pescadero planning area is and
will remain mostly undeveloped, reflecting environmental constraints of slopes, soil erosion hazard, and
sensitive plant and wildlife habitats (including wetlands, riparian corridors, and an array of sensitive
species including Hooker’s Manzanita, sandmat manzanita, Hickman’s onion, and Yadon’s piperia).

84



85



86



87



" "non "non n n n " "
9 9 b b

HUCKLEBERRY HILL-AREAS

ItHuckleberry Hill Planning Area
This easternmost 415-acre planning area (see Figure 6¢) is bounded on the north, south, and west by the
Gowen Cypress, Pescadero, and Middle Fork planning areas, respectively. The eastern portion of the
area, to the east of Highway 68, known as the Shepherds Knoll or Scenic Drive Annexation area, is
within the City of Monterey. This planning area consists of medium density residential development in
the eastern portion and the Pebble Beach Company corporation yard and an area designated for medium-
density residential use on the southwestern end, in the former granite quarry site. Rehabilitation of the
former granite quarry area (as well as another small abandoned quarry) and restoration with native
Monterey pine forest species is in process. About half of the planning area is covered with significant
Monterey pine forest habitat that is designated Open Space Forest and that is part of the Huckleberry Hill
Natural Habitat Area (see also Gowen Cypress planning area description below). This planning area
includes and is traversed from north to south by Highway 68, which follows the ridgeline and generally
separates the Del Monte Forest from the City of Monterey. Much of the west-facing hillside within the
Huckleberry Hill planning area has slopes over 30%. new-within-the-City-of MentereyOther than a ten-
lot subdivision that is planned in the portion of the former quarry area nearest the Pebble Beach
Company offices and corporation yard (see Figure 90), the remainder of the planning area is intended to
be preserved for its habitat and scenic resource value, and is designated Open Space Forest.
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Gowen Cypress Planning Area

The 585-acre Gowen Cypress planning area (see Figure 6f) is dominated by the Huckleberry Hill Natural
Habitat Area (HHNHA), which includes the S.F.B. Morse Botanical Reserve as part of it. The HHNHA
is one of the most important ecological systems on the Monterey Peninsula and the Del Monte Forest.
This habitat area, nearly 400 acres, is home to such sensitive species as the planning area’s namesake
Gowen Cypress, Eastwood’s goldenbush, Hooker’s manzanita, Sandmat manzanita, Pine rose, and
Monterey ceanothus. It is also largely populated by native Monterey pine forest in association with
Bishop pine and Yadon’s piperia. Significant wetland and creek areas are also found here in this natural
area including Sawmill Gulch Creek, providing habitat for such protected species as California red-
legged frog. The LUP categorically deems the HHNHA to be ESHA.

In addition to such natural resources, the northern portion of the Poppy Hills Golf Course is located in
the southwestern portion of this planning area. Limited residential development exists along Sunridge
Road, and two former silica quarries at Sawmill Gulch (both in the process of long term restoration

efforts) are located w1th1n the HHNHA. This planmng areaMaeh—ef—the—west—faemg—l%H—s&de—wmn—t-he




land-efany-of-the-planningareas—It is bounded on the south by the Middle Fork planning area, on the
east by Haul Road and Huckleberry Hill, on the west by the Country Club_planning area, and on the
north by Pacific Grove and Highway 68—Figure+)-. Adjacent land uses to the west and north are the
residential areas of the Country Club and Pacific Grove respectlvely, where den51ty ranges from four
to seven units per acre. The-remaining petre—tan dey o h ; e
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By | Considerations(Fieure Ll

The Gowen cypress habitat, for which this planning area is named, is one of the important ecologic
features of the Monterey Peninsula. Adaptation to the unique combination of sandy soil, climate,
rainfall, and periodic fires has allowed the "pygmy" Gowen cypress to survive in this location
accompanted-by-. The majority of the undeveloped portion of this planning area is designated Open
Space Forest to protect the environmentally sensitive Gowen cypress-Bishop pine habitat, riparian

habitat, the Sawmill Gulch Creek watershed, and the native Monterey plne forest be&r—gf&ss—aﬂd mong

R re—andresources. Approx1mately 20 acres
in 1 thlS planmng area surrounded bV the Poppy H111s Golf

[2 h . A ..- 5 N\ D O h expan

Bet&meal—Reser—veremdentlal development of 16 lots ( see Flgure 9b).
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Beach planning-area-comprisesPlanning Area
The 1,300-acre Pebble Beach planning area (see Figures 6g(1) and 6g(2)) is the largest of all the Del
Monte Forest planmng areas, comprising the majorlty of the southern portlon of the Forest. It is

beﬁﬁdaﬂes—afe—bounded by the Spyglass -Cypress and Mlddle Fork plannlng areas to the north and the
Pescadero planning area to the east, and it includes approximately four miles of shoreline along the east
and south from a-peintnear Cypress Point te-extending to the City of Carmel-by-the-Sea city limits and

Carmel Beach- downcoast. The Pebble Beach planning area is surroundedgenerally framed by vaeant
areasprotected open space to the east and west, and golf course and residential and-reereational-uses;
with-developeddevelopment to the north. Adjacent residential densities thatgenerally range from 1-65
writs_unit per acre in the Spyglass -Cypress planning area to eighteleven units per acre in the City of
Carmel-

Fhe-area-by-the-Sea. This planning area has been substantially developed and contains The Lodge at
Pebble Beach, the Pebble Beach gelf-ceurseabeachGolf Links, the Beach and teaniselsbTennis Club
at Stillwater Cove, and—equestrian—ecenter—and—a—fieldthe Pebble Beach Equestrian Center, related
facilities along Portola Road used for pele—golf practice, special events, and other recreational and
resort uses, and a-the Peter Hay par-three-par nine-hole golf course. The commercial area adjacent to

the Lodge is—epen—to—al—visitors,FHorest—residents;—and—the—general publie—serves as the main

commercial center of the Forest. The remainder of the Pebble Beach planning area has been developed

inas low- 1ntens1ty, large lot residential use. Wkth—the—e*eep&eﬂ—ef—a—feﬂets—eﬂe—er—twe—hfger—afeas

93



ee&&de%&bl&&es&re&&a&d—seem&xMeﬁaee&eg&e&lbetween Pescadero Pomt and Cvpress
Point; several cultural resource sites—are—also—found—along—theshoreline—As, including one of the
County S more 1mp0rtant afeh&eelegieal—snes fs—feaﬂd—&t—Pese&dere—Pemt—p&bh&aeeess—te—des%&ated

Areh&eelegieal—l?ehetes—ef—&&s—lll&n—llehey—ég—élat Pescadero Pomt and the presence of the Cvpress

Point fault.
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Develepment—lll-&né—and—other redevelopment 1mprovements assoc1ated wrth The Lod,qe and the
adjacent area, 1nclud1ng the core commercral area—émaa&mum—%%—sﬁ%eeverag%per—lllanmn«g

are allowed and expected to add up to 80 new hotel rooms, renovated meetrng facilities, addrtronal

parkrng and other 1mprovements (see Fr,qures 9q and r). erewrse the equestr1an center—FEer

th%eqaestﬂ&n—eenter—whﬂe specral events stagrng area, and Pebble Beach drrvrn,q range are slated for

redevelopment with some lrmrted medrum dens1ty rs—allowed—adyaeent—to%r&l:odg&temme&ses—and

orresidential development in

these areas( VW see Frgures 91, 9k, 91n anle—')-

9n). The area between Cypress Point and Pescadero Po1nt and—seaward—of— long 17-Mile Dr1ve is shewn

Monterey cypress speermens—a—hargh—water—tabl%habrtat (see Frgure 2a) within which further subdivision
is prohibited and very limited redevelopment (i.e.. this area is generally already developed with very

large lot residential uses and reek—eouterops-development) is allowed subject to restrictions and
requirements to protect this vary rare and sensitive resource.

COUNTRY-CLUB-AREA-S

Location. Size. Existing Use Considerati

Country Club Planning Area

The_1,100-acre Country Club plannmg area rs—the—eldeseand—meseestabhsheﬁeﬁdentha#reerea&enal—area—ef
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%h%@easféal—Zeﬁ%é( see Flgure 6h) is located mostly outside the coastal zone except for the rocky shoreline seaward of

and 1nclud1ng 17-Mile Dnve)—'PheGeaﬁal—ZeﬂeaeelHSﬂHesa}ted—ﬁrem and the determination-that-the-area

The1-100-aeres14th hole of the Monterey Peninsula Country Club planning-area-make-up-over20%-ofthe-area
in-the-northernportion-of-the Forest—(Figure13)—Dunes Course. The non-coastal zone areas are located within

the Greater Monterey Peninsula Area Plan. Its boundaries are the Spanish Bay, Gowen Cypress, and Spyglass -Cypress

planning areas to the north, east, and south, respectively. The western edge is bounded by almestapproximately two miles
of panoramic and iconic Del Monte Forest shoreline. The dominant land use element-in this planning area is the Monterey

Peninsula Country Chab-with-the-dunes-Golf-Course-in-the-easternportion-on—225-aeres-and-Club’s two golf
courses (the Shore Course—along—the-beach-on—182-aeres-course and the Dunes course), which are integrated with

significant _single-family residential development. = The planning areas bordering the Country Club area have

predominanthy-significant areas of undeveloped land, but are also developed with the-exeeption-of-the-Spyglass-
Cypress—planningarea—which-has—twe—golf courses (Spyglass Hill and Cypress Point)_in the Spyglass-Cypress

planning area, and a-smaH-ameunt-ofThe Links at Spanish Bay in the Spanish Bay planning area) and some residential
use. The planning area’s eastern boundary, the Gowen Cypress planning area, contains the 84-acre S.F.B. Morse Botanical

Reserve and the larger Huckleberry Hill Natural Habitat Area, of which it is a part, adjacent to the eastern boundary of the

Dunes GoH-Course across Congress Road.

Enyi | Considerati Ei 13
{ﬂasmaeh—as—the The Country Club planmng area is nearly fully developed en#&e&men%al—rss&es—afﬁ%e{—ef—majef

except for the coastal strip

seaward of 17-Mile Drive-

The-strip-alongthe-shoreline,—seaward-of 17 Mile Drive;, which is heavily used by visitors for-theand Forest
res1dents for its recreational opportunities and ocean Vlstas—&t—Pei-Ht—}e%&Hd—Bﬁd—ReeHh%QSA@PI-&H

. No significant new development is prepesedcontemplated in the Country Club planning area other

than build-eut-of-redevelopment on existing lots of record. Fhetand-use-designations—showntorthis
phipearearefectthe-denstiesofexistinesubdbvistons:
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COUNTRY - CLUB PIANNING AREAIAND USE

PEBBLE BEACH COMPANY CONCEPT PLAN

Pebble Beach Company is the owner of the vast majority of the undeveloped land in Del Monte Forest
and has developed a concept plan that includes dedication and preservation of most of its undeveloped
land, and development and redevelopment of other areas. This concept plan includes additions,
improvements, and/or redevelopment at certain Pebble Beach Company visitor-serving and commercial
facilities, including The Lodge at Pebble Beach, The Inn at Spanish Bay, the Equestrian Center, and the
Pebble Beach Driving Range. In one area (the former Spyglass Quarry in Area M), the concept plan
introduces a new 100-room or smaller standard hotel (i.e., not a timeshare, private ownership, or similar
structure) and related resort facilities (such as a restaurant, spa, meeting rooms, and parking), or 10 or
fewer single-family residential lots. In other areas, the concept plan envisions limited single-family
residential development, and also includes a series of public recreational access and visitor-serving
improvements. The remainder of the concept plan provides for long-term preservation, enhancement,
and management of undeveloped preservation areas as protected habitat in perpetuity. Development
pursuant to the concept plan will also require certain infrastructure improvements, primarily traffic-
related, which are recognized and also included as part of the concept plan. The concept plan as it
applies to each of these areas is included in this LUP as Figures 9a to 9t.

In recognition of the opportunity to achieve a “final buildout” of Pebble Beach Company’s significant
undeveloped lands in the Del Monte Forest, with the vast majority of such lands to be dedicated for
permanent open space protection and resource conservation, and to resolve potential conflicts in
interpretation regarding allowed development on the portion of these lands identified for development
and redevelopment, this section describes the concept plan and establishes certain specific standards that
govern LUP requirements concerning ESHA, wetlands, dunes, streams, riparian corridors, and their
related setbacks/buffers for concept plan areas, provided (1) development associated with such standards
meets all other relevant LCP requirements; (2) permanent open space/conservation easements have been
dedicated to the Del Monte Forest Foundation for all preservation areas shown on Figures 9a through 9t,
and adequate implementation measures have been established to ensure protection and management of
such areas as protected habitat areas in perpetuity; and (3) the traffic, water, wastewater, public access
and recreation, affordable housing, and low-cost visitor serving requirements of this LUP are
implemented in accordance with this LUP, including with respect to specific concept plan requirements
identified below. The special policies and standards that apply to the Concept Plan areas are described
below.

Requirements Applicable to ESHA, Wetlands, Dunes, Streams, and Riparian Corridors
Notwithstanding the presence of ESHA, wetlands, dunes, streams and riparian corridors, development

located in the following areas shall be allowed as indicated below.

1. The portion of Area B located west of and including the fire road nearest the intersection of Congress
Road and 17 Mile Drive (see Figure 9a).

2. The portion of Area F known as F2 in the lot configuration generally shown in Figure 9b.
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3. The portion of Area I known as I2 in the lot configuration generally shown in Figure 9c.

4. The portion of Area J in the lot configuration generally shown in Figure 9d.

5. The portion of Area K in the lot configuration generally shown in Figure 9e.

6. The portion of Area L in the lot configuration generally shown in Figure 9f.

7. The portion of Area M identified as the "development area" on Figures 9¢g(1) and 9g(2).

8. The portion of Area U in the lot configuration generally shown in Figure 9h.

9. The portion of Area V in the lot configuration generally shown in Figure 9i.

10. The portion of the Equestrian Center/Driving Range area identified as "Equestrian Center", "Special
Event Staging", and "Driving Range" on Figures 9h and 9;.

11. The portion of The Inn at Spanish Bay area identified for hotel expansion ("Spanish Bay Cottages")

as generally shown on Figure 9k.

Requirements Applicable to Certain Setbacks/Buffers
Setback/buffer requirements applicable to ESHA, wetlands, dunes, streams, and riparian corridors

located outside of the areas listed above shall apply as follows:

1.

Setbacks/buffers for residential and related development in Areas F, I, J. K, L, U, and V, and the

Corporation Yard area (in the configurations generally shown in Figures 9b, 9¢, 9d, 9e, 9f, 9h, 9i,
and 91) may be coterminous with such lot lines and roadway access areas provided that:

(a) The setback/buffer applicable to the western portion of Lot 1 in Area L (see Figure 9f) shall be
coterminous with the western edge of the lot line provided the existing watercourse along the
western edge of Lot 1 is realigned and restored 50 feet to the west of its current location.

(b) The setback/buffer applicable to the southwestern portion of Lots 1 through 7 in Area V (see
Figure 91) shall extend 100 feet as measured from identified ESHA, wetlands, dunes, streams,
and riparian corridors between these lots and Stevenson Road, or shall extend to the existing tree
canopy on these lots, whichever is less.

Setbacks/buffers for parking lot development in Area B may be as shown on Figure 9a.

Setbacks/buffers for hotel development in Area M may be as generally shown on Figure 9g(1)

provided that degraded dune areas adjacent to the development area are restored as dune habitat, and
that any landscaped areas inside of and within 100 feet of the edge of the development area are
landscaped in a form, and planted with native species, compatible with the adjacent dune areas.

Setbacks/buffers for equestrian center, special event staging, and driving range development in the

areas labeled as "Equestrian Center," "Special Event Staging." and "Driving Range" on Figures 9h
and 9] may be coterminous with the boundaries of those areas.

Setbacks/buffers for hotel development in The Lodge at Pebble Beach area ("Fairway One Cottages")

and The Inn at Spanish Bay area ("Spanish Bay Cottages") may be as shown on Figures 9m and 9k,
provided that vegetative and/or topographic buffering is provided between such development and 17-
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Mile Drive in such a way to ensure that such development effectively integrates into the existing
built and natural environment as seen from 17-Mile Drive.

6. Setbacks/buffers for conference center development in The Pebble Beach Lodge area and The Inn at
Spanish Bay area may be as shown on Figures 9n and 9o.

Requirements Applicable to Further Subdivision

The residential lots as shown in the general configurations in Figures 9b, 9c, 9d, 9e, 9f, 99(2), 9h, 91, 91,
and 9p shall not be further subdivided and shall be so restricted by deed restrictions and B-6 zoning upon
their initial subdivision.

Requirements Applicable to Preservation Areas

Easements over all preservation areas shown on the concept plan (Figures 9a to 9t) shall be dedicated to
the Del Monte Forest Foundation in perpetuity through Open Space Conservation Easements in a form
and content approved by the County and the Executive Director of the Coastal Commission, as a
condition of the first development in the concept plan that is approved. Such dedication shall be
accompanied by a comprehensive forest and resource management plan for such areas, along with all
necessary measures, including adequate funding, to assure implementation in such a way as to ensure
enhancement, protection and management of such preservation/easement areas as protected and self-
functioning habitat areas in perpetuity. Such plan shall, as feasible, also incorporate prior forest and
resource management requirements (and updated requirements, as appropriate in light of changes in
resource conditions or understandings) associated with other Del Monte Forest properties that the Pebble
Beach Company either previously deeded or previously dedicated easements to the Del Monte Forest
Foundation as a means of providing a unified and updated plan for long term management of all such
areas in perpetuity.

Requirements Applicable to Forest Management on Residential Lots
Forest management and maintenance on the concept plan residential lots shall be required in the same

manner as is generally applicable to residential development in the Forest, where the LUP’s Forest
Management Plan requirement applicable to individual concept plan residential lots may be covered by
an overall Forest Management Plan for all of the lots, or by Forest Management Plans applicable to
related lots (e.g., Forest Management Plans specific to each subdivision area). Deed restrictions shall be
imposed on the individual concept plan residential lots requiring the owner to comply with the
applicable Forest Management Plan, but conservation easements to the Del Monte Forest Foundation
shall not be required for the concept plan residential lots. Dedication and management of Preservation
Areas noted above provides the required forest habitat and tree replacement for Concept Plan

development.

Requirements Applicable to Traffic and Circulation
Approval of any development proposed by Pebble Beach Company that is based on the concept plan

shall incorporate and/or require as a condition of approval improvements to the Highway 68/17-Mile
Drive intersection area, including redevelopment of the Highway 1 gate (see Figure 7), and
improvements to The Lodge area parking and circulation system (see Figure 9q) that improve circulation
consistent with all Plan policies. Such approvals granted to Pebble Beach Company must also
incorporate and/or require as a condition of approval all other necessary measures and modifications that
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are identified during the development review process to adequately address traffic and circulation issues
associated with the approved development.

Requirements Applicable to Water and Wastewater

Development pursuant to the concept plan may satisfy its water demand through the use of water supply
associated with the Pebble Beach Company and Monterey Peninsula Water Management District
(MPWMD) Water Entitlement (Entitlement) (identified in the Pebble Beach Company-MPWMD Fiscal
Sponsorship Agreement dated October 3, 1989, as amended), consistent with applicable law for such
use. Estimated water demand of the concept plan is 115 acre feet per year (AFY). The unused portion
of the Entitlement in 2011 was 225 AFY. All concept plan approvals based on the Entitlement shall
clearly reflect the use of such water entitlement, including in terms of ongoing documentation and
calculation of remaining entitlement as concept plan approvals are granted. All approvals granted to the
Pebble Beach Company for concept plan development must also incorporate and/or require as a
condition of approval all other necessary measures and modifications that are identified during the
development review process to adequately address water supply issues associated with the development.

Wastewater capacity at the Carmel Area Wastewater District (CAWD) was available as of 2011 to serve
all development pursuant to the concept plan. Estimated wastewater treatment demand under the
concept plan is 150,000 gallons per day (gpd). Capacity available to the Pebble Beach Community
Services District for treatment at the CAWD plant was 500,000 gpd in 2011. Approval of any
development under this concept plan shall incorporate and/or require as a condition of approval all
necessary measures and modifications that are identified during the development review process to
adequately address wastewater issues associated with the proposed development, including that it shall
identify and appropriately offset all wastewater impacts and comply with Regional Water Quality
Control Board sewage treatment capacity requirements. Development approved under the concept plan
shall also incorporate measures designed to ensure that all Pebble Beach Company golf courses are
irrigated using recycled water as much as possible as a condition of the first development in the concept
plan that is approved.

Requirements Applicable to Public Access and Recreation

As a condition of approval of the first development in the concept plan, the Pebble Beach Company
shall be required to prepare and implement a Del Monte Forest Public Access Management Plan that is
subject to review and approval by the County and the Executive Director of the Coastal Commission.
The Plan shall clearly describe the manner in which general public access in the Del Monte Forest is to
be managed and provided (including through improvements to existing access areas and development of
new _access areas, as appropriate), with the objective of maximizing public access to all major access
points (e.g., all shoreline access locations, trails, parking areas, destinations, facilities, etc.) and all
related public access areas, and maximizing utility and enjoyment of all such public access features
through siting and design premised on seamlessly integrating them into the built and natural
environment, and through provision of appropriate public access amenities (i.€., landscaping, irrigation,
restrooms, overlooks, interpretive signs and facilities, bench seating, trash and recycling, bike racks,
etc.) and signage/information. The Plan shall at a minimum include the following:

1. Public Access Areas. All public access areas in the Del Monte Forest shall be clearly identified as
such on the Plan, including through maps, site plans, elevations (as appropriate), and photographs of
each access area clearly identifying all elements of access so that it is clear what areas are available
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for public access and use. All public access and use parameters for each area shall be clearly

identified, including with respect to different types of access features (i.e., shoreline accessways,

trails, etc.), for specific access features (i.e., for individual access points, trail segments, etc.), and for

different user types (i.e., cars, pedestrians, bicyclists, equestrians, etc.). At a minimum, public access

areas associated with the following shall be included and so detailed:

a.

b.

17-Mile Drive, including bike access and bike lanes.

All defined accessways and access areas adjacent to 17-Mile Drive (including at Moss Beach,
Point Joe, China Rock, Bird Rock, Seal Rock, Fanshell Beach, Cypress Point, Crocker Grove,
Lone Cypress, Ghost Tree/Pescadero Point, Shepherds Knoll, Huckleberry Hill, etc.).

All trails along 17-Mile Drive and the shoreline.

All public access areas at The Inn at Spanish Bay, including public access parking and trail
connectivity.

All public access areas at The Lodge at Pebble Beach and the Pebble Beach commercial core
area, including access through the commercial area and Lodge to and including Stillwater Cove
and Sloat access areas, and including parking provisions (including in the commercial area and at
Peter Hay, Casa Palmero, and the Beach and Tennis Club).

All public access areas at the new hotel site at the former Spyglass Quarry (at Area M).

Pebble Beach Company golf courses and the Pebble Beach Equestrian Center, specific only to
their public access and use parameters.

All beach access and accessible sandy beach areas.

The Del Monte Forest trail system, including with respect to connections outside of the forest in
Pacific Grove and Carmel.

Access areas in the Del Monte Forest owned by the Del Monte Forest Foundation (e.g., Indian

Village).

All access areas and improvements identified in former LUP Appendix B (as certified in the
original LUP in 1984).

All access areas and improvements required as part of the Spanish Bay development pursuant to
coastal development permit 3-84-226. including as identified in former LUP Appendix B.

. New access areas to be developed as part of the concept plan, including those necessary to offset

public access impacts from concept plan development.

Public Access Area Improvements. For each of the public access areas identified above, all

necessary and feasible improvements to provide optimum vehicular, pedestrian, bicycle, and

equestrian access to and along the shoreline, and as close to the sea as possible, taking into account

the need to balance such access with existing resort and recreational facilities, private property, and

public safety, and the need to avoid interfering with existing resort operations and golf course play,

shall be identified and developed per the Plan.
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3. Public Access Signs/Materials. The Plan shall identify all signs, handouts, brochures, procedures,
and any other elements that will be used to facilitate, manage, and provide public access in the Del
Monte Forest, including identification of all public education/interpretation features (educational
displays, interpretive signage, etc.). All access areas shall be signed in such a way as to make clear
that such areas are available to public access, and in such a way as to provide clear direction on
navigating within the Forest, including at a minimum improved trail signs and directions, and way-
finding kiosks or similar structures at key visitor destinations in the Forest (i.e., at the Pacific Grove
and Carmel gates, at major shoreline accessways and access areas, at key segments of the California
Coastal Trail (i.e., connections at Asilomar State Beach and Carmel Beach, etc.), at the Lodge
commercial area, etc.). Any specific use parameters shall be clearly identified. All sign and other
such informational materials shall use a unified design theme wherein all signs and materials use
similar materials, colors, fonts, figures, symbols, layouts, and other associated elements so as to
provide a recognizable program that extends throughout the Forest and relates back to informational
brochures, way-finding maps, etc. In addition:

a. Signs. Signs may be categorized by sign types (e.g., trail signs, overlook signs, parking signs,
interpretive signs, informational signs, etc.) provided all signs are consistent with the overall
Forest theme, and provided all signs within a sign type shall be similarly designed to facilitate
ease of recognition (for example, sign types may use the same letter type and size, employ the
same palette of colors/materials, and be installed at the same height). All signs shall be designed
to integrate with the character of the sign location, and shall be: fabricated of natural or natural
looking materials that are compatible with locational character to the maximum extent feasible
and that have limited areas of contrasting materials and color (i.e., materials such as stone, wood,
COR-TEN® steel, etc.); consolidated so as to limit the number of freestanding poles or other
structures devoted exclusively to signage; and part of a coordinated hierarchy of information and
related design elements such as sign size, text size, and color.

b. Public Access Brochure. A Public Access Brochure shall be included as a component of the
Plan, and shall be subject to the requirement that it be updated (subject to County and Executive
Director review and approval) whenever significant public access changes occur in the Forest,
and at least once every five years. The Brochure shall clearly and accurately identify all public
access areas, amenities, and use provisions within the Forest (including all trails, parking areas,
destinations, facilities, etc.) consistent with the Plan at a scale and in a design that is easily
understood. The Brochure shall be provided at key visitor destinations in the Forest, including as
a gate handout for visitors entering the Forest for which it may be developed as a separate public
access insert to the existing 17-Mile Drive gate handout, provided it is clear that such insert is to
be distributed (with the remainder of the gate handout) to all visitors entering Del Monte Forest.

c. Acknowledgments. All signs, handouts, brochures, procedures, and other public access
information elements shall acknowledge the participants in the Plan including the Pebble Beach
Company, County of Monterey, the California Coastal Commission, and other applicable
entities, and shall clearly reflect that the trail system is a component of the California Coastal
Trail.

4. Public Access Disruptions Prohibited. Development and uses within the public access areas that
disrupt and/or degrade public access (including areas set aside for private uses, and barriers to public
access such as fences, temporary structures, private use signs, closures, etc.) shall be prohibited,
except that the Pebble Beach Company may charge a vehicular gate fee subject to LUP requirements,
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and except that the Pebble Beach Company may restrict entrance to the Del Monte Forest and/or use
of 17-Mile Drive and other public access areas during special events in the Forest as long as such
public access use restrictions are minimized as much as possible and are clearly identified through all
necessary processes. Public access areas shall be maintained in a manner that maximizes public use
and enjoyment consistent with the operation of the applicable public access area.

Public Access Use Hours. Public use access hours shall be maximized. Such hours are generally

limited to daylight hours.

Public Access Fees. Other than fees related to certain facility use and other than fees consistent with

the LUP for vehicular access at each Del Monte Forest gate, all public access areas and amenities,
including pedestrian and bicycle access at the gates, shall be available to the general public free of
charge. Any proposed increases to the gate vehicle fee shall be subject to review by the County and
the Coastal Commission’s Executive Director, and shall be submitted with clear evidence of the
manner in which it complies with the LUP’s requirements specific to vehicular fee increases.

Public Access Plan Adjustments. The Plan shall provide that minor adjustments may be allowed by

the County and the Executive Director if such adjustments:

(1) are deemed reasonable and necessary; and

(2) improve public access and do not adversely impact coastal resources.

Public Access Areas and Amenities Maintained. The Pebble Beach Company shall manage and

maintain all Del Monte Forest public access areas and related amenities associated with the Plan on
Pebble Beach Company land (and on land for which Pebble Beach Company has assumed such
obligation) in their approved state and consistent with all Plan provisions in perpetuity. Others shall
similarly manage and maintain areas and amenities associated with the Plan but not managed and
maintained by the Pebble Beach Company consistent with their LCP and CDP obligations. At least
once every five years (and by May 1st of each fifth year), the Pebble Beach Company shall assess the
condition of all such public access areas and amenities, and shall provide a copy of such assessment
for the review and approval by the County and the Coastal Commission’s Executive Director. The
assessment shall identify the existing condition of such areas and amenities, shall recommend actions
necessary to maintain areas and amenities in their Plan-approved and/or Plan-required state, and shall
include photographs of such areas and amenities. Actions necessary to maintain such areas and
amenities in a structurally sound manner and their approved state shall be implemented within 30
days of Executive Director approval, unless a different time frame for implementation is identified
by the Executive Director.

The Pebble Beach Company, and all successors and assiegns, shall implement the Del Monte Forest

Public Access Management Plan on Pebble Beach Company land (and on land for which Pebble Beach

Company has assumed such obligation), and others shall implement the Plan consistent with their LCP

and CDP obligations, which shall govern all Del Monte Forest public access. The Plan shall make clear

that the Pebble Beach Company, the County, and the Coastal Commission (through its Executive

Director) agree that the Plan governs public access in this way, and that any differences between Plan

provisions and other documents shall be resolved in favor of Plan provisions and maximum public

access. The Plan shall include signatory blocks for the Pebble Beach Company, the County, and the

Coastal Commission, and shall only be deemed approved when it has been signed and dated as to its

approval per the signatory blocks.
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Requirements Applicable to Low-Cost Visitor-Serving Facilities

Lower-cost overnight visitor-serving accommodations shall be provided for as a condition of approval of
the first development in the concept plan that provides for additional overnight visitor-serving
accommodations. The condition should be satisfied by payment of a fee to an organization acceptable to
the County and the Coastal Commission’s Executive Director to provide for lower-cost overnight visitor
accommodations in the coastal zone.

Requirements Applicable to Affordable Housing
The Pebble Beach Company shall comply with the County’s Inclusionary Housing Ordinance in the
manner approved by the County.

Implementation of Concept Plan

All relevant LCP requirements shall apply to each element of the concept plan, except as described in
this concept plan section or as otherwise noted in other policies. In recognition of the relative specificity
of the concept plan and the benefits accruing from it, it is the premise of this LUP that none of the LCP
requirements will be applied in a manner to prevent reasonable development consistent with the concept
plan, and in particular to prevent reasonable residential development on any of the concept plan
residential lots in a manner generally consistent with the residential development on similar residential
lots in the Del Monte Forest.
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CHAPTER FOUR

: LAND USE SUPPORT
ELEMENTSELEMENT

INTRODUCTION

INTRODUCTION

The land use and development area designations described in Chapter 3 are based upon resource
considerations presented in Chapter 2 as well as considerations of the needs of supporting systems for
additional-development and uses. This chapter describes existing support systems in the Forest, as well
as the system improvements necessary to support aew—develepment-Forest development and land uses,
including with respect to requirements related to provision of sometimes limited services (circulation,
water supply, wastewater treatment, etc.).

CIRCULATION

Circulation Background

The existing-highwaynetwork—within-the-Del Monte Forest is privatelyserved by a private internal road
system, including world-famous 17-Mile Drive, that is owned and maintained by the Pebble Beach
Company. Aeeessis—viafourtoHIn addition to 17-Mile Drive, five gated entrances provide access into
the Del Monte Forest: the Pacific Grove and Country Club gates from Pacific Grove, S.F.B. Morse gate
faethittes-from Highway 68, Highway 1 gate from the southerly Highway 1/68 interchange, and the
Carmel gate from the City of Carmel-by-the-Sea. Major roads leading to these gates include Highway 1,
Highway 68. Sunset Drive and 17-Mile Drive in Pacific Grove, and Ocean Avenue to North San Antonio
Avenue/Carmel Way in Carmel-by-the Sea. Residents pay a yearly fee ferpartialtoward upkeep of the
road system-while-visitors-are-charged. Visitors in vehicles pay an entrance fee-for-vehiewtar-tratfie, but
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there is no ehargefee for pedestrians, bicyclists, or equestrians. Principal circulation system elements in
the area are shown in Figure 7.
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The-present-cireulation—patternin-the Forest-As of 2007, all roads within and gates into the Del Monte

Forest were operating at acceptable levels of service (“C” or better on a range scale ranging from “A”
(the best) to “F” (the worst)). The LUP’s target service level is, at minimum, Level “D” (see Policy
108). Some nearby intersections were operating at lower levels of service in peak times, most notably
Highways 68/1 southbound off ramp, Highway 68/Skyline Forest Drive, Highway 68/Beverly Manor,
Highway 68/Aguajito Road, and Highway 1 southbound on-ramp/17-Mile Drive, which were all
operating at Level of Service F (over-capacity) at some times.

Emergency vehicle response is provided from the central fire station on Forest Lake Road and the fire
station located inside the Highway 1 gate over a network of collector or primary roads. Emergency
access for law enforcement and ambulance responses as well as mutual or automatic resources from
neighboring jurisdictions is provided through the five entrance gates, as well as the Haul Road gate off
Highway 68 (which is closed to all vehicular traffic other than emergency ingress and egress).

Circulation Considerations

Although 17-Mile Drive has evolved ﬁem—the—ere&ttea—ef—lﬂ—%%e—l;fwesmce 1t was orlgmallv created
in the early 1900s- : asta
as a route between the old Hotel Del Monte the Qlelold Carmel MISSIOH and Point Lobos the-Drive

has—hea*ﬂ%mﬂﬂmeed—deve}epmeﬂﬂaattems—m—the—Fefest—Pamt remains a deflmng element of l—l-

The—cirenlation—plan—has—the basic—coneeptof preservingobjectives is to preserve 17-Mile Drive for

shereline—visitor access—and—developing—an—, including through the use of alternative distribution
systemsystems for Forest residents. Fheln this way, 17-Mile Drive w#Hcan continue to function as a
special scenic route previdingfor visitor access to and along the shoreline and te-the recreation and
scenic resources of the area, butat the same time that its role of distributing residential traffic within the
Forest swillcan be lessened. The majorimprovementproposedisLUP addresses this objective by a New
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The-purpose-of thisnew distributeris-toredirect-the-amount-ofvariety of means, including appropriately

directing internal travel whieh-will-take-place-within the Forest, and to-segregatesegregating resident and
visitor traffic as much as possible. Fhe-erttiealCritical capacity situations are typically weekday morning

and afternoon peaks, when the traffic is primarily residential, and the middle of the day on Sundays,

when visitors comprlse a large proportlon of the trafﬁc—Enl—&fgm«g—lq—Mﬂ&DH#%nem%h&Hkghway—L

At—present;Although the S.F.B. Morse gate from Highway 68, completed in 1989, has helped in

distributing_traffic, significant new development in the Forest will require offsetting traffic
improvements, including Highway 68/1/17-Mile Drive intersection area improvements, redevelopment
of the Highway 1 gate into the Del Monte Forest, regional cumulative traffic projects, traffic demand
management requirements (including offsite _employee parking, shuttles, etc.), and special event

requirements.

In terms of non-automobile circulation, existing bicycle routes eenneetingconnect the coastal cities of
Pacific Grove and Carmel-by-the-Sea, north and south of the Del Monte Forest Area, are-at the Carmel
and Pacific Grove gates. Other bicycle access into the Forest is more limited and subject to safety and

terrain problems—The-meost-directroutefolow-constraints along the shoulder of HighwaysHighway 68
(to the S.FE.B. Morse and Highway 1—Grades-alongthisreute_gates) where grades are generally too steep

117



for the average cyclist, and vehicular traffic presents safety hazards. AWithin the Forest, the primary
bicycle route presently extends pamvay—thfo&gh—th%Fofest—along 17-Mile Drive from the Pacific Grove
gate to near Fan : :
fesaltaﬂt—safet-y—pfeb}ems—bat—rs—pl-aﬂﬂedThe Lod,qe at Pebble Beach 1nc1ud1n,q via Spvglass H111 Road
Bicycle access between the LL.odge area and the Carmel gate is more limited due to the narrow road width
and excessive road grade in places, and the lack of dedicated bicycle lanes. Improvements to enhance
bicycle access, including safety improvements, are necessary in certain such areas. This LUP
encourages such enhanced bicycle access and connectivity within the Forest, including via a safe and
usable through route (off-road preferably) from Pacific Grove to Carmel where space and grades permit.

In addition, the Del Monte Forest trails system provides pedestrian access on a series of trails that wind
throughout the Forest (see Figure 8). This trail system is made up of a variety of components (e.g.,
developed trails, fire roads, footpaths, sidewalks, etc.) that has been and is available for general public
access use, and it remains one of the most significant public access and non-automobile circulation
facilities within the Forest. It allows its users to navigate through the Forest almost exclusively
separated from vehicular roads and along alignments that dip into and out of significant natural resource
areas. It offers a more natural trail experience as well as opportunities to enjoy Forest resources first
hand. Use is limited to hikers and equestrians, who, using a trail map, can find their circuitous way from
the Asilomar Dunes area in Pacific Grove through to Carmel Beach in Carmel in a few hours. This trail
system is a portion of the California Coastal Trail (CCT) connection between Asilomar Dunes State
Beach and Carmel Beach through the Forest, and a significant circulation resource for which continued
protection, enhancement, and management is critical.

Planned Circulation Improvements
No new major internal Del Monte Forest roads are planned. However, it is critical to continue the

redevelopment, improvement, and management of roads within the Forest including as necessary to
offset impacts from new development. In addition, efforts must continue to maximize the utility of the
Forest trail system and the CCT, including with respect to new trail components and improved bicycle

access through the Forest. Brochures are avallable to %Mm@%e@%ﬁﬁ&&m—%&e

%t-heat—eﬂtfaﬂee—fees—e*eeptvmtors at each gate access into the Del Monte Forest and must be updated
on weekends-and-holidays—wheninereased-visitortraffic-on-a regular basis.

The major road improvement project still necessary is the Highway 68/1/17-Mile Drive presents—-meore
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intersection area improvement project, including fundamental redevelopment of the Hichway 1 gate into
the Del Monte Forest. It is anticipated that these improvements will be requirements of major new
development in the Forest in the future.

Circulation Key Policy-Guidance-Statement

The continued development of a multi-modal circulation system within the Del Monte Forest shall be
encouraged to provide an adequate level of service with minimal intrusion inteto the Forest environment,
ensure adequate and effective public recreational access, encourage separation of visitor and resident
traffic, and provide for a fairproportionate share of the improvements necessary to impacted areas of
Highway 68, which serves as an external access route to the Del Monte Forest-Area.

Circulation Policies

9697. Seventeen Mile Drive shall remain open to the public for recreational use and any entrance fee
chargecharged shall be limited to a vehicular access fee (i.e., pedestrian and bicycle access shall
remain free) and shall remain reasonable.

98. The vehicular entrance fee ineffectonthe-date-as of effective—ecertificationof-thisLand-YsePlan
January 1, 2011 was $9.50, and it was last increased to that amount on April 1, 2010. The entrance

fee may be increased subfeet—to—thetoHowethmtattons—Fhetiest—inercase—atter—the—date—of
effee%w&eefﬁﬁeaﬁeﬂ—e{;ﬂ%s—haﬂd—kls&ll}&n—sh&ﬂover time, as long as 1t is not aeeeed—m—pereen%age

mereas%m—&e—eve&&heweve&sh&ﬂ—&%pereer&ag&e#mere&s&exeeed@ﬂ) or more than 5% per
year—appled, whichever is less, on a cumulative basis betweenas measured from the date of sueh

inerease-and-the date-of-the tmmediately—precedinglast gate fee increase.
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97-99. The recreational/_and scenic value of the 17-Mile Drive corridor shall be maintained by
appropriate siting and design of new development to minimize public view impacts associated with
the corridor as much as possible, including through the use of appropriate building setbacks along
sections of the Drive where such new development will occur.

100. To98—In-erderto protect public access to the shoreline and reserve limited highway capacity for
coastal priority uses, rew-development in the Forest shall proceed-as-setforth-inrPoheyH3-andbe
required to identify and appropriately offset all circulation impacts, with the-exeeption-ofexisting
lets;preference given to mitigation measures designed to improve public recreational access and
visitor-serving circulation. All such development shall either bear the incremental costs of
necessary improvements to Highway 68 and the Highway Onel gate required as a result of traffic
generated by the development, or pay into a fund that will be administered by the County for the
incremental costs of necessary improvements to Highway 68 and the Highway Onel gate required

as a result of traffic generated by the development qihe—@otmt—thrﬂ—deteﬂnme—t-he—mest—se&tab}e

GeaﬂtyLApproval of any development proposed by the owner of the Del Monte Forest road system

(Pebble Beach Company) that is described in the Pebble Beach Company Concept Plan (in Chapter
3 of this LUP) shall incorporate and/or require as a condition of approval improvements to the
Highway 68/1/17-Mile Drive intersection area, including redevelopment of the Highway 1 gate
(see Figure 7), and improvements to The Lodge area parking and circulation system (see Figure 9q)
that improve circulation consistent with all LUP policies. Such approvals granted to Pebble Beach
Company must also incorporate and/or require as a condition of approval all other necessary
measures and modifications that are identified during the development review process to
adequately address traffic and circulation issues associated with the proposed development.

101. Approval of new subdivision and/99—or hotel development in the Forest shall be based upon
professional engineering traffic studies that will identify and provide for circulation
changes/improvements necessary to appropriately offset such development’s impacts on existing
visitor and residential circulation needs. Approval of any such development shall incorporate
and/or require as a condition of approval the identified mitigation for circulation
changes/improvements.

102. Wi
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shall utilize to the maximum extent feasible existing disturbed areas.

103. Toto+—In-erderte preserve both visual and physical access to the coast, the impacts on the road

system of the Forest and on Highways 68 and Onel resulting from incremental development efin
the Forest shall be mitigated in conjunction with, or as a function of, new development.

162—-104. Parking reorganization plans—tdentifiedin—the—stte—speeific-acecessrecommendationsand

other measures to best accommodate visitors consistent with maintaining/enhancing public views
and protecting sensitive habitat shall be implemented at all access areas as a condition of approval
of any development that is described in the Pebble Beach Company Concept Plan (in Chapter 3 of
the L.UP) as a means to improve visitor visual and physical access to the shoreline.

463105. Circulation improvements shall include the provision of improved visual access to the

sea; h-as-the-use-of turn—outs—iden dn
needed along Highway 68 and the-17-Mile Drive.

106. +04——Relocation of portions of 17-Mile Drive as-tdentified-on-the EUP Land-Use- Map-will-beis

encouraged where the purpose is to improve thepublic views of scenic resources, reduce conflicts
between visitor and resident traffic, and allow for the separation of bicycle/pedestrian and
vehicular traffic.

165107. Development or expansion of visitor-serving facilities should be planned to maximize
opportunities for use of public transportation systems.
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Applications for-futsre development in the Forest shall include an analysis of the traffic generation
of such development and an analysis of the probable routes of such traffic. If-itis-determined-by-the
Planning—Commission—and/or—Board—ef—SupervisorsIf the decision making body determines that the
additional traffic generated by such development will create the need for additional traffic facilities
over, including changes and-abeve—the-base/or enhancements, to account for traffic—because—highway

capacity-as—determined—byCaltrans—or Monterey—CountyPublic Works that will exceed Level of Service D
(1720-average-peak-hour—vehieles);, and without regard to any other traffic generated by other sources,

the County shall requ1re the apphcant to contrlbute to the County—aad#ar—ehe—Seafee—Dmsma-ef—khghwys-

development-within-the Forest, at the time of construction, the applicant’s estimated proportionate share

of the cost of those facilities made necessary to which the development contributes.
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107109. Non-asteautomobile transportation modes (e.g., trails) wiHshall be considered and, where
envirenmentally feasible, included in new development proposals. Appropriate considerations for
residential developments include non-vehicular connections to the trail system and to commercial

or visitor-serving facilities, including previstenter—transttterminalswhere such connections will
facilitate enhanced trail connectivity and-transit-watt-shelters/or close trail gaps.

110. Improved bicycle access and connectivity within the Del Monte Forest, including a safe and usable
through route (off-road preferably) from Pacific Grove to Carmel where space and grades permit,
as close as feasible to the sea, is encouraged. Development that affects existing bicycle access
(e.g., road improvement projects) shall include enhanced bicycle access improvements if such
improvements are feasible.

WASTEWATER AND WASTEWATER SERVICES

Water Supply Considerations

The Del Monte Forest Areaarea, along with the six cities and unincorporated portions of the Monterey
Peninsula, has its domestic water supplied by the California-American Water Co. (Cal-Am). FheCal-
Am’s prrncrpal water sources are weHs—andreservoirs—in-the Carmel Mey#hen—f&l—l—yhdeve}eped—

j&rrsdre&ens—feHQ%QSeasrde coastal groundwater basrn both of whrch are currentlv over-drafted with

water withdrawals leading to adverse impacts on resources. The distribution and use of Cal-Am water is
: : aredregulated by the Monterey
Peninsula Water Management District; (MPWMD) which allocates water among various cities and the

County—wﬂ—ha%e—wﬁaeerﬁeaﬂeea&erﬁrem—thﬁ%etalamemme—be—&sed who in turn decide how to serve

adistribute their allocations.

Coastal Act policies require, where public works facilities can accommodate only a limited amount of
new development, that coastal-dependent land sseuses, including recreation and visitor-serving land
uses, shall not be precluded by non-priority residential development.
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Due to insufficient legal rights for Cal-Am withdrawals from the Carmel River, the State Water
Resources Control Board (SWRCB) has issued Orders limiting the amount of water Cal-Am can
withdraw from the Carmel River. This limitation has had the effect, on a general basis, of precluding
water for new development within the Cal-Am service area, with some exceptions. One of these
exceptions is the Pebble Beach Water Entitlement, which has its genesis in the Carmel Area Wastewater
Services District (CAWD) — Pebble Beach Community Services District (PBCSD) Recycled Water
Project (RWP).

In 1989, MPWMD and Pebble Beach Company entered into an agreement in which Pebble Beach
Company guaranteed financing for the RWP designed to reclaim approximately 800 acre-feet per year
(AFY) of wastewater for irrigation use on golf courses and other landscaping in the Del Monte Forest.
The use of recycled water in place of potable water was intended to conserve approximately 800 AFY of
Cal-Am potable water then being used to irrigate these areas. The project was to be constructed and
operated by CAWD and PBCSD. In return for its fiscal guarantee, MPWMD granted Pebble Beach
Company a water entitlement of 365 AFY of potable water for specific “benefited” properties in the Del
Monte Forest. MPWMD granted two other property owners who also participated in the agreement an
additional 15 AFY entitlement (applicable to use for Areas S and W in the Del Monte Forest), for a total
of 380 AFY of water entitlement in return for guaranteeing financing for the RWP.

In 1994, CAWD and PBCSD completed construction of the RWP and began supplying treated water.
Between 1994 and 2008, the RWP supplied on average about 750 AFY of recycled water for irrigation
of eight golf courses, and other areas in the Del Monte Forest. During this period, the recycled water
supply was supplemented with potable water to bring it up to necessary irrigation standards,
necessitating use of approximately 250 AFY.

To eliminate the supplemental use of potable water for such irrigation, Pebble Beach Company agreed in
2005 to fund upgrades to CAWD’s recycled water facilities to address salinity issues and to fund the
retrofit of the Forest Lake Reservoir (owned by PBCSD) to provide additional storage capacity. By
2011, with such upgrades complete, the RWP was capable of providing about 1,100 AFY of recycled
water, sufficient to meet the irrigation demands of the golf courses and other open space areas served by
the RWP without the use of potable water.

The MPWMD-Pebble Beach Company agreement, including as modified in 2004, identifies the water
entitlement as a vested property right and allows Pebble Beach Company the right to reallocate the water
entitlement among its properties as well as the ability to sell up to 175 AFY of its remaining entitlement
to_other Del Monte Forest property owners for residential use, provided that the annual water usage
among all of Pebble Beach Company’s properties and buyers’ properties does not exceed the aggregate
365 AFY water entitlement granted to Pebble Beach Company. As of 2011, Pebble Beach Company had
sold approximately 130 AFY in this fashion, and had used about 10 AFY for other projects, leaving a
balance of 225 AFY.

Water demand for the Pebble Beach Company’s Concept Plan projects is estimated at about 115 AFY.
Taking the Pebble Beach Company’s MPWMD Water Entitlement (Entitlement) of 365 AFY, less the
175 AFY it is authorized to sell, leaves 190 AFY for Pebble Beach Company use under the Entitlement.
Approximately 10 AFY has already been used, leaving 180 AFY under the Entitlement to satisfy the
Pebble Beach Company Concept Plan projects and other Pebble Beach Company needs per the
Entitlement. In addition, for other Del Monte Forest property owners, up to 175 AFY under the
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Entitlement is available to serve development on lots of record, additions, remodels and other residential
uses.

Thus and in summary, existing water sources for Del Monte Forest development are generally
overdrafted, the use of these sources is leading to adverse resource impacts, and such use is subject to
specific legal requirements related to continued use, including SWRCB orders. As a result, the lack of
adequate, long-term public water sources and supplies is a significant constraint to development in the
Del Monte Forest. So as not to exacerbate resource impacts from water withdrawals, development in the
Del Monte Forest can thus only be approved if it is first clearly demonstrated that the development will
be served by an adequate, long-term public water supply, and where such development incorporates all
necessary measures to assure no net increase in water demand from Cal-Am sources where extraction is
leading to resource degradation. The only exception is the remaining portion of the Pebble Beach
Company’s MPWMD Water Entitlement consistent with all applicable law for such use, including as
circumstances surrounding such use change over time (e.g., in relation to SWRCB order or otherwise).
Thus, this LUP recognizes the validity of the Pebble Beach Company’s MPWMD Water Entitlement,
and recognizes that new development which relies on the remaining Entitlement is allowable provided
other applicable law does not dictate otherwise.

Wastewater Treatment Considerations
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Wastewater treatment and disposal for the unincorporated Del Monte Forest is provided by the PBCSD
through a contract with CAWD. The CAWD wastewater treatment plant is located south of Carmel near
the Carmel River Lagoon. The plant has a total treatment capacity of approximately 3 million gallons
per day (mgd) with 2011 flows ranging between approximately 1.5 and 1.6 mgd. Of the total capacity,
1.0 mgd is allocated to the PBCSD for service in the Del Monte Forest. PBCSD in 2011 was using
about 500,000 gallons per day (gpd) or approximately one half of its allotted capacity. Future Del Monte
Forest wastewater needs under the LUP are not expected to exceed an additional 150,000 gpd. The
maximum wastewater flow from the Del Monte Forest in the future is thus not expected to exceed
700,000 gpd, which is well within the existing capacity of the CAWD plant for the Forest’s allocation.

The CAWD plant treats wastewater to secondary and tertiary levels. Some of the treated water is
recycled and piped to Del Monte Forest for irrigation use per the RWP, but the remainder is discharged
into Carmel Bay, pursuant to a permit from the SWRCB. Carmel Bay is designated by the state as a
State Marine Conservation Area (SMCA), a Water Quality Protection Area (WQPA), and an Area of
Special Biological Significance (ASBS). It is also part of the Monterey Bay National Marine Sanctuary
(MBNMS). Although wastewater discharges are prohibited into ASBSs, 2011 State law includes a
specific exemption for Carmel Bay to continue receiving treated effluent. In sum, Carmel Bay is
recognized by a series of overlapping designations that reflect its rich biological resources and overall
value, and treated wastewater discharge must continue to be understood in this evolving context.

In summary, PBCSD/CAWD has adequate wastewater collection and treatment capacity for future
expected Del Monte Forest development. The SWRCB permit requires annual sampling of Carmel Bay
waters and comprehensive reports to the SWRCB at ten year intervals. The first comprehensive report
(2002-2003) showed no evidence of a measurable effect of the treatment plant discharge on the ASBS.
The next comprehensive study report is due March 2013. The SWRCB will continue to monitor and
evaluate Carmel Bay waters for CAWD discharge effects on the ASBS, including as it relates to
increased wastewater discharge from new development.

Water and Wastewater Key Policy-Guidance Statement(s)

the-Development shall only be approved if it can be served by adequate, long-term public water

supplies and wastewater treatment capacities. Priority for use of scarce water and wastewater treatment

capacity shall be for coastal priority land uses-propesedin—this EFHP—As-of June 1982 —the County’s
atmen inad he th onterev—Peni
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. Wastewater—dispoesal systems; which minimize or eliminate ocean pollution, and systems;—which
permitprovide for reclamation of wastewater for reuse, shall be encouraged and supported.

Water and Wastewater Policies

111. Development shall only be approved if it is first clearly demonstrated that the development will be
served by an adequate, long-term public water supply, and where such development clearly
incorporates all necessary measures to assure no net increase in water demand from Cal-Am
sources where extraction is leading to resource degradation, other than development that uses the
remaining available Pebble Beach Company MPWMD Water Entitlement from the original 365
AFY granted to Pebble Beach Company (pursuant to its Fiscal Sponsorship Agreement with
MPWMD, dated October 3, 1989, as amended), consistent with applicable law for such use.

HO I reclatmedRecycled wastewater becomes-avatlable-to-the Pel Meonte Eorest-Area+t-shall be used
on—golfeourses-as much as possible to irrigate all golf courses and landscaping areas, to the extent
recycled water is reasonably available for such purpose, in order to conserve and make available
additional potable water for domestic use._Development associated with golf courses and/or non-
residential landscaping shall incorporate measures designed to ensure that such golf courses and/or
landscaped areas are irrigated using such recycled water as much as possible.

113. 11— 1In reviewing development applications, the MentereyPeninsula—WaterManagement
Bistriet-will-be-eonsultedCounty shall consult with the MPWMD and Cal-Am to determine that an

adequate, long-term public water eenneetions—are—supply is available to serve proposed
development.

H2-114. The County shall reserve water from #s-aHetment-for-presentlot-owners—Waternot-set-
astdeany MPWMD and/or Cal-Am allocation for coastal priority uses—er—existingtegalJots—of
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1H4115. Development shall only be approved if it is first clearly demonstrated that there is
adequate, long-term public wastewater treatment capacity to serve such development.

116. New development shall employ water conservation techniques to the greatest possible extent. This
shall include, among other things, use of water-saving fixtures, retaining native plants, and
installing drought-tolerant landscaping.

Wastewater disposal systems which minimize or eliminate Carmel Bay pollution, and which provide for
reclamation of wastewater for reuse, shall be encouraged.

118. Development shall only be approved if it is first clearly demonstrated that the additional
wastewater discharge associated with such development will not significantly adversely impact
coastal resources, including primarily in terms of Carmel Bay.

HOUSING
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The Coastal Act encourages the protection of existing, and the provision of new, affordable housing
opportunities for persons and families of low and moderate income levels within the coastal zone.
Similarly, one of the County’s objectives is to increase the overall availability of low and moderate
income housing in both the coastal and inland regions. Although the Del Monte Forest area is largely
built-out, with limited potential for additional housing units, these housing objectives remain an
important consideration with respect to new development within the Forest.

Housing Key Policy

Housing opportunities for persons and families of low to moderate income should be protected and
provided, both within the Forest and in outlying areas, as a function of new development within the
Forest.

Housing Policies

H8. The County shall encourage the expansmn of housmg opportunltles for low and moderate-income
households, : Aty
Geaﬂt—y—sh&ﬂ—mcludlng a requirement that all new residential subd1V1510ns contrlbute to the
provision of low and moderate-income housing. The allowance of accessory dwelling units may
also serve to further this objective in Del Monte Forest.

——Requ&&&l—l—newﬂmeshare res1dent1a1 s&bdwrs&e&s—te—eeﬂ%%a{%te—m&pfe%eiwf—quses

Qfd-l-ﬂ&ﬂeequas1-re31dent1al Vlsltor-servmg uses (1nclud1n,q condominium hotels, private unit ownershm,
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fractional ownership, and HoustngElement—Execeptions-may-be-madefor-hardship-eases:

120.  H9—TFime-share profeets—te-share-estates—similar use and ethertime—share-tsesas-detined
m—SeeHea—HOOSé—e#@h&B&&ness—&nd—Prefess&eﬁ—Gedeownershm structures) shall be prohibited
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CHAPTER FIVE

~—PUBLIC ACCESS ELEMENT

INTRODUCTION

The public's right to sherelinecoastal zone access is ensured by the provisions of the Califernta-Coastal
Act. Notably, the Coastal Act prohibits development from interfering with public access to and along
the coast, and requires that public recreational access opportunities be maximized. This latter statutory
direction presents a different threshold than to simply provide or protect such access, and is
fundamentally different from other like provisions in other laws in this respect. In other words, it is not
enough to simply provide access to and along the coast, and not enough to simply protect access, rather
such access must also be maximized. This terminology distinguishes the Coastal Act in certain respects,
and provides fundamental direction with respect to projects along the California coast, including in the
Del Monte Forest, that raise public access issues. However, the Act also recognizes that public-demand
ferefforts to maximize such access must be balanced against the need for preservation of the fragile
natural environment—A-—range-of-additional-conecerns—is—reflectedin-theAet-, as well;-ineluding as the
need to ensure pubhc safety and to protect the rlghts of res1dents and landowners. Einralby-the Coastal
Balancing these

pe%e&ﬁ&ﬂysometlmes conﬂlctlng obJectlves isa prlmary goal of this Pl-an—LUP

The Del Monte Forest has long been recognized for its natural beauty and is well known for its mostly
craggy shoreline that extends through the bluff platform and large areas of dunes up through and into a
sloped landform mantled by native Monterey pine forest. Perhaps the most compelling characteristic of
the Del Monte Forest area is this spectacular physical setting. Framed by the Asilomar Dunes extending
into Pacific Grove upcoast and the sands of Carmel Beach downcoast, the Del Monte Forest shoreline
includes the incredible white sand dunes and beaches at Spanish Bay, Fan Shell Beach, and Signal Hill,
the craggy shoreline from Cypress Point to Pescadero Point, and the striking calm waters and sandy
beaches of Stillwater Cove — part of the larger Carmel Bay State Marine Conservation Area and the
Monterey Bay National Marine Sanctuary. Inland of the shoreline, the Del Monte Forest transitions
through both developed and undeveloped areas containing a variety of streams and creeks towards the
peak of the Monterey Peninsula. Much of the Del Monte Forest remains substantially mantled by forest
cover; predominantly native Monterey pine forest, but also native Monterey cypress, Gowen cypress, and
Bishop pine, in both distinct and mixed groves of these species. Even the Forest’s developed areas are
occupied to greater and lesser degrees (depending on the nature of the development and how much of the
native flora was retained and protected) with forest cover. Several areas have been formally set aside for
preservation, such as the Huckleberry Hill Natural Habitat Area with its unique and valuable ecosystem.

Within this setting, public access has become a prominent component of the landscape, particularly in
the time since passage of the Coastal Initiative (Proposition 20) in 1972, and the Coastal Act in 1976.
Most visitors are well aware of world famous 17-Mile Drive, and much of the Forest’s developed
accessways as well as primary public access use areas are located along its winding extent, including a
series of primary access points and trails along the shoreline. However, the Forest is also home to a
series of access attractions that are located away from the immediate shoreline and 17-Mile Drive.
These attractions include an extensive collection of inland public trails throughout the Forest, which
together with the shoreline trails are all components of the California Coastal Trail (CCT), as well as a
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vibrant commercial core near The Lodge at Pebble Beach. In addition, the Forest is a visitor-serving
destination, anchored by the Pebble Beach Company’s major resort operations at Spanish Bay and The
Lodge, and by the five golf courses available for public play (Pebble Beach Company’s Pebble Beach
Golf Links, Spyglass Hill Golf Course, Links at Spanish Bay, and Peter Hay (9-hole) Golf Course, and
the Northern California Golf Association’s Poppy Hills Golf Course). Thus, the Del Monte Forest
provides a vast range of public recreational access opportunities, including those that are free up to those
that are higher cost. Almost all of the free access facilities are provided and maintained by the Pebble
Beach Company, which has committed to providing, maintaining, and managing such areas for public
access in perpetuity. Overall, the result is that the Del Monte Forest provides a significant public
recreational access system and is a prime visitor destination, not only for visitors from the Monterey
Peninsula, the greater Monterey Bay area and the State, but also worldwide.

Shoreline Pihlic-Access-Considerations

The shereline-of-the-Del Monte Forest Areashoreline is world-famous for its_raw scenic beauty, its rich
diversity of marine wildlife, and its botanic interest. The presence of these special resources has_long
made the area a favorite of visitors as well as local residents. There are four distinct areas along this
eoastcoastline.

Beginning outside of the Del Monte Forest at the north end of Asilomar State Beach, southerly to Point
Joe, the shoreline is a combination of rocky headlands and large, open beaches. In Pacific Grove, Sunset
Drive parallels the Asilomar coast, and parking is provided along the roadway at numerous turnouts.
Easy access to the shoreline by foot is available here, including through trails and boardwalks that enter
into the Del Monte Forest area from the Asilomar State Beach area. The northern portion of the beach at
Spanish Bay is intensively used year-round for sunbathing, beachcombing, picnicking, surfing, and
beach sports. Access to Point Joe and Moss Beach, at the southern pertienend of Spanish Bay, is also
easily obtained on foot from Asilomar State Beach, from trailhead access from the Spanish Bay Resort,
and from Spanish Bay Drive and the Spanish Bay coastal accessway fronting Moss Beach itself.

The section of the coastline from Point Joe to and through Fan Shell Beach is-anear Cypress Point is a
relatively narrow strip of largely low, rocky coastal bluffs with small pocket beaches. Seventeen 17-Mile

Drive closely parallels the shoreline to Cypress Point. Fhisreach-of-coasthneisprivately-owned-bya
stngle—tandowner—who—has—granted—publie—Off-road pedestrian access threugh—nesative—andseente
easements—Pedestrian—aeceessts—peossible-is provided along the entire coastline from Point Joe to near

Cypress Point. Numerous developed and undeveloped parking areas are also present here. Telescopes
are provided at several locations to observe marine wildlife-_and other shoreline features of interest.
Picnic and restroom facilities are also provided—_in a number of locations along this stretch. The Del
Monte Forest area from Pacific Grove through the downcoast end of Fan Shell Beach is all considered
part of the Asilomar Dunes system.

The character of the coastline changes at Cypress Point from the opensgentle and more low-lying shore
found to the north to one with steeper, taller sea bluffs forested in many places to their edge with
Monterey cypress and Monterey pine. The majority of this land is in individual private ownership and
extends along the coastline from Cypress Point to Pescadero Point and past that to the Pebble Beach
Golf Ceurse—Links. Public access to the eeast-immediate shoreline along this segment is from several
well-known wantagepeints—vantage points at Cypress Point, Midway Point (Lone Cypress), and

WitehGhost Tree. Turnouts are provided and-public-aceess—to-these—vistapoints—isbyfootpath— This
area-hasrecetved-so-much-foot-and-ecartrafficthat-for parking and stopping, and some of the-habitatis
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now-stressed—these public access areas include footpaths to and along the coast.

The remaining segment of the Del Monte Forest Area—coastline extends primarily along the Pebble
Beach gellinksGolf Links from about Pescadero Point eastward to the City limits of Carmel-
Seventeen-by-the-Sea. 17-Mile Drive is located along the eastern inland edge of the course, and views
of the ocean, which is generally several hundred yards away, are limited. Fhe—soH-In addition to a
series of private residential properties along the bluffs near Pescadero Point proper, the golf course
lines almost the entire shoreline of this reach, at most times limiting access to the immediate shoreline

to players on the course. The course is open to public play. Beach-aceessispossible-at-the beachand
tennis—elub,—but—thefactities—themsebres,—inelading parking;Public access to this portion of the

immediate Del Monte Forest shoreline is generally limited to shoreline areas reached through the
Lodge area public access trail system that includes links to both the public access overlook near the
Golf Links 18th Hole, as well as the public beach and related amenities at Stillwater Cove (including
for small boat launching, diving access, etc.). This Lodge area trail system includes connecting
segments through the Lodge area commercial core and its visitor serving commercial establishments,
as well as connection to the interior forest trail system near the Pebble Beach Equestrian Center and
Peter Hay Golf Course. The Stillwater Cove public access area, including the beach and pier, is used
for day beach use, diving, and boating, and includes restroom facilities and a limited number of public
parking spaces. These access amenities at Stillwater Cove were required by coastal development
permit conditions for the Spanish Bay project (3-84-226) and Casa Palmero Inn and Spa redevelopment
(A-3-MCO-97-037). The Pebble Beach Company’s Beach Club facilities front Stillwater Cove and are
private and open only to club members and their guests—Membership, as well as guests of the Forest’s
resorts (The Lodge and The Inn) and special function guests. General public access to the beach and
pier is available through the Beach Club parking lot area. Beach Club membership is available for both
residents and non-residents of the Forest. Dependingon-tidal-conditions;—theThe sandy beach below
the downcoast portion of the Pebble Beach bluffs is semetimes—a part of Carmel Beach and is
accessible from the main Carmel Beach-

Vehienlar—aceess—within—theprivatelyowned-Del- MonteHorestis—_parking lot at the end of Ocean

Avenue in the Cltv of Carmel- byﬁswm—eﬁpmhatﬁeads—"%e—s%me}me—w—gmefa}b#aeeesmmm

m—an—a«gement—abe&t—w%hma number of tralls and stalrwavs in the CltV One of these stalrwavs is located
nearest to Pebble Beach in the north Del Mar Dunes area of the City, connecting into the Forest via a
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dedicated public access boardwalk and trail to North San Antonio Avenue, and along the seaward side of

North San Antonio extending into the Del Monte Forest—By-implementing-the-OSACPlan—-with-this
EUPthese-efforts—will- be-accomplished—, and to the historic Redondo Trail section of the Forest trail

system just inland of the Pebble Beach Golf Links near Pescadero Creek. This trail seement connects
the Del Monte Forest trails to Carmel and Carmel Beach (and through to Asilomar State Beach in Pacific
Grove at the other end of the Forest) and is an important link in the California Coastal Trail.

A#n-Interior Trail Access

The Del Monte Forest area includes an outstanding and extensive system of public trails-tsfeund-inthe
Pel-Monte—Feorest. In some locations these trails parallel the shoreline—Overal—they—, including
providing access to and between the above-described shoreline areas as well as loop and other trail
access from the shoreline access areas. In addition, a series of trails snake through the more interior
portions of the Forest, literally fanning out in all directions. Some of these are more developed
footpaths, some of these are actually roads, and some of these are dirt fire roads. Overall, these trails
provide good public access to and through the forested interior, to the shore, and to the various
residential neighborhoods. While many of these trails were originally constructed for horseback riding,
hikersthey are now commonly used by pedestrians and joggers-eemmonty-use-these—trails.. This system
of trails allows its users to navigate through the Forest almost exclusively separated from vehicular roads
and along alignments that dip into and out of significant natural resource areas. It offers a more natural
trail experience as well as opportunities to enjoy Forest resources first hand. Using a trail map, users can
find their circuitous way from Asilomar Dunes in Pacific Grove through to Carmel Beach in Carmel-by-
the-Sea in a few hours. This trail system is a backbone component of the CCT connection between
Asilomar State Beach and Carmel Beach. Visitors to the Forest can obtain a trail map at any the five
entry gates as well as by contacting Pebble Beach Company.

Roadway Access

The Del Monte Forest is served by a private internal road system, including world-famous 17-Mile
Drive, which is owned and maintained by the Pebble Beach Company. Five gated entrances provide
access into the Del Monte Forest: the Pacific Grove and Country Club gates from Pacific Grove, S.F.B.
Morse gate from Highway 68, Highway 1 gate from the southerly Highway 1/68 interchange, and the
Carmel gate from the City of Carmel-by-the-Sea. Visitors in vehicles pay an entrance fee (where
increases are governed by CPI), but there is no fee for pedestrians, bicyclists, or equestrians. Public
access parking is provided at the shoreline access areas, as well as at designated areas at The Inn at
Spanish Bay and The Lodge at Pebble Beach, the latter in and around the first-come, first-serve parking
areas adjacent to the commercial core, as well as in designated parking facilities at Casa Palmero, at the
Tennis Club, and near the Beach Club.

The shoreline access areas described above are generally accessible from 17-Mile Drive. The more
interior trails generally crisscross 17-Mile Drive and other roads, sometimes using the roadway shoulder
as connecting segments. Bicyclists can travel Del Monte Forest roads, but bicycle access is more
difficult in some areas due to the narrow road width, excessive road grade, and lack of striped bicycle
lanes. This LUP encourages enhanced bicycle access and connectivity within the Forest, including via a
safe and usable through route (preferably off-road) from Pacific Grove to Carmel where space and

grades permit.
Overall, there are a wide variety and type of public has—been—permitted-on—-aninformalunadvertised
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basis—As—one—ofthe-areasbest-recreational eppertunities;Hmttedaccess features available in the Del
Monte Forest. Visitors are a priority in the Forest, not only in terms of the core visitor serving nature of
the resort operations, the public aceess—to—this—tratl—system—should—continuegolf courses, and the
commercial core, but also in terms of low and no- cost public access amenities like trails and overlooks
designed to maximize enjoyment of the natural environment and the incredible scenery of the Forest and
shoreline. The Pebble Beach Company is allowed to charge a fee for vehicular access, but other than
that vehicle entrance fee, the Del Monte Forest’s access facilities, including parking areas, are free for
public use. The Del Monte Forest offers a well-rounded and exceptional series of public access
amenities in an incredible setting. Thus, although the LUP envisions some new public access amenities,
the majority of public access projects are likely to be availablethose associated with maintaining and
enhancing existing public access areas. Nearly all of these access areas are maintained and provided for
the public by the Pebble Beach Company, which is committed to providing and maintaining these
improvements in perpetuity.

Public Access Key Policy-Guidance-Statement

The-provistonof-visualVisual and physical public access to and along the shoreline and the enjoyment of
public recreational values throughout the Del Monte Forest-Asea, consistent with the basic purpose of
the California Coastal Act, shall be encouragedmaximized. This LUP shall also seek to ensure that the
beauty of the Del Monte Forest Area coast, its tranquility, and the health of its environment will not be
marred by public overuse or neglect.

Public Access Policies

120—121. Existing public access areas, including shoreline access areas, interior trails, and road
access, shall be permanently protected for long-term and continued public use—Fhey, and

identified-on-the FUP-Aececess Mapsfor-public useshall-alse-berequired to ensure such access areas

are so protected-fersuehuse, including through dedication of access easements and/or property.

122. +2+—For areas not appropriate-er—net-planned for access, public access shall be discouraged.
Where such areas are located on private land, the County shall cooperate with landowners to
develop effective methods for directing access to appropriate locations.

: Lisaa : : ; 123. Public

viewsheds are an important component of shoreline access and public recreational use.
Development shall not block significant public views and shall not significantly adversely impact
public views and scenic character, including with specific attention to the 17-Mile Drive corridor

and designated public access areas/vista points.

124. Development on sites that could provide for enhanced public access (e.g., filling a gap in
relation to adjacent access areas) should be required to provide such123—Blutftop—and—tateral
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access, including through dedication of access easements and/or property.

125. 24— New development sheuldshall be sited and designed to avoid enereachment—on—to
designated—tratlreutes—adversely affecting public access areas, including trail access (see, for
example, Figure 458). Trail dedications necessary to provide public access connections to existing
public access areas consistent with LUP policies and-site-speetfic-aceessrecommendations-shall be
required as a condition of development approval. If, due to habitat or safety constraints,
development entirely outside theexisting trail reuwteroutes is not feasible, the route shall be
realigned-_if otherwise appropriate and LUP consistent. Approved realignments shall be generally
equivalent in terms of connectivity, utility, and public use value to the original route.

126. +25———While encouraging_maximum public access, this LUP also intends to ensure that the
privacy, safety, health, and property of residents are protected through the implementation of the
following standards for the siting and design of public access improvements in residential areas.

—a. Provide adequate separation between shoreline access and residential uses to protect the
privacy and security of homes. Specifically, keep the edge of lateral shoreline trails 25 feet,
and vertical shoreline access trails 10 feet, from any occupied residential structure_if feasible
while still providing for adequate public access.

—2b. Maximize the use of landseapeappropriate landscaping, fences and grade separation
between access routes and residences to protect privacy_so long as such measures do not
adversely impact access connectivity, utility, and public use value.

126127. Public pedestrian access to, and along, the Spanish Bay shoreline shall be maintained by
developing and adequately marking a shoreline trail from Asilomar State Beach to the southerly
end of Moss Beach where the southerly end of Spamsh Bay Drive fs—te—be—tefml-ﬂa{ed—
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| 127128. Public access plans for the Spanish Bay planning area should be coordinated with plans
of the State Department of Parks and Recreation for adjoining Asilomar State Beach to ensure
compatibility, seamless connectivity, and a balance of public access opportunities.

128—-129. The County shall receive and hold all dedication—ef-aceess—easements ¢and/or property
dedicated for public areas and accessways (including for shoreline and inland trails) acerwed-as a
result of conditions placed on new development. The County may designate another public agency
or non-profit asseetation—to accept aeeessessuch access area dedications if the recipient
demonstrates the ability to manage them consistent with the site-specific
recommendationsobjectives associated with the public access area in question and the public trust.
All-aceess—dedications—The terms of all access area easements and/or access area property
restrictions may be enforced by the County or their designee, and shall revert to the County if the
recipient is unable teor unwilling to appropriately manage the aeeesspublic access area in question

consistent with the-site-speeifie recommendationsand-the-its intended purpose in the future. Direct
dedications are the preferred method of previdingpublic—aceess—An—offerimplementing these

easement and/or property transfer requirements, but offers to dedicate easements and/or property

may also be used if a direct dedication is the-appropriatelegalinstramentnot possible.

The responsibility for, and

130.

Forest access areas on Pebble Beach Company land (and on land for wh1ch the Pebble Beach

Company has assumed such obligation), including existing access areas and any others that are
developed over time by Pebble Beach Company, and including all shoreline access areas and all
shoreline and interior Forest trails (see Figure 8) shall be borne by Pebble Beach Company:_or its
SUCCessOrs in interest in perpetuity.

131+132. Where public access already eeesrsexists, or is proposed, in environmentally sensitive

habitat areas, it shall be limited to low-intensity recreational, scientific, or educational_resource-
dependent uses such as nature study and observation, education programs in which collecting is
restricted, photography, and hiking. Access in such areas shall be controlled through designs

| which confine it to designated trails and paths—Thisshould-be-achieved-throughimplementation-of
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stespeethreaeeessrecommendationstortheseareas-arcas.

132133. Public access to areas where rare, endangered, or sensitive plants occur shewldshall be

actively—discouragedsited and directeddesigned to less—sensitive—areas—unless—permitted—under
eeﬂfefel-}eel—e}feumst&ﬂeesavmd individual plant spe01mens and m—aeeefel-aﬂee—w&h—t-he—sﬁe—speerﬁe

to prevent

impacts which would smmflcantlv degrade such plants and their habltats
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133134. Public access to the Lone Cypress and WitehGhost Tree sites, and to the Crocker cypress
grove, shall be managed in order to protect the Monterey cypress and their habitat. Management
will entail improvement and maintenance of designated paths, and signing and fencing of degraded
areas to allow for habitat restoration, as necessary.

134135. Recreational access to environmentally sensitive marine habitats, including rookeries,
roosting and haul-out sites, intertidal areas and kelp beds, should be restricted;eonsistent—-with-the

B R

135136. Plans to improve existing trails or create new trails shall ensure as a condition of approval
that environmentally sensitive habitatshabitat areas are protected-from-ever-use.

136137. Future development shall be compatible with the goal of retaining and enhancing public
visual access. Development within—shall not block significant public views and shall not
significantly adversely impact public views and scenic character, including with specific attention
to the publie—~viewsheds—identified—on—the—visualresourees—mapl7-Mile Drive corridor and
designated public access areas/vista points, and shall be leeatedsited and designed to be compatible
with the existing scenic character of the area-and-minimize-the-ebstraction-of publie-viewsto-and
B e

137138. Access improvements, including trails, stairs, ramps, railings, restrooms, and parking
facilities, shall be sited and designed in a manner compatible with the scenic character of the

surrounding environment.—DPetatled—design—eriteria—are—incladed—in—the—site—specific—aeeess
fecomrendations:

138139. Public safety shall be considered wherever shoreline access is provided. Improvements

shall improve public safety when possible. In extremely hazardous areas where safe access to the
shoreline is not feasible, visual access should be emphasized.

140.
l%Q—I:&Hdewnefs—&Hd—Pubhc parklng 1s an 1mportant component of pubhc agene}es—when—pfepes&rg

The public

recreational access network and amenities in the Forest shall ﬂet—lmpaet—&peﬂ—emhrreﬂmeﬂ%aﬂy
sensttive-habitats-and-otherresourees:
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shefe}m%des%m&&eﬂ—pemt—&s—det&mﬂedbe clearlv identified

a+40-A uniform system of informational and directional signs that +dentifyidentifies public accessways,
vista points, bicycle, pedestrian, and equestrian paths, specific shoreline destinations and areas
where access is hazardous or restricted-shal-be-provided—Natural-or-visually-compatible-materials
should-beused-and-. Signs shall be designed so as to provide clear information without impacting
public views and site character. The California Coastal Trail (CCT) and public nature of the CCT

shall be clearly identified on appropriate signs shetld-be-compatible-with-thescenic-quality-of the

area-throughout the Forest.

All unimproved areas and accessways that are available to the public_and that pose safety risks

should have signs posted regarding possible safety risks. Hazardous areas that are closed to the
public should be appropriately signed to prohibit access.

—Revise-informationlnterpretive signage shall be placed at all major public access points as well as
at appropriate locations along shoreline and forest trails to educate the public and Forest residents
about the natural history of the area.

Informational brochures distributed—at-the-ToHl-Gates—te-and trail maps shall be available to the
public at all entry gates, shall clearly irdieate-identify and describe the use parameters for all public
access facilities within the Forest:, and shall be updated and revised as necessary to reflect the most
current public access facilities in the Forest.

141142. Residential development and the internal circulation ret—werknetwork of the Forest
should be planned and developed in a manner wh&ehthat separates v151tor and resident traffic-aeeess

142143. Public transit (bus) operators shall be encouraged to serve the—plannedneighborhood
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commereialfaectlities;—as—welas—concentrated visitor-serving facilities; as a means of providing
employee transit and reducing congested shoreline access routes.

144 Public

access 1mprovements s

m&e&&eﬂ—ef—theﬂ;phased—deaﬂepmem—llh&&mg—shall ensure that a Varlety of access opportunltles
are provided and available-te-the-public-atanypointin-time.

145. +44—1In all areas where topography permits, previde-shoreline access_shall be provided for the
disabled by building paths and ramps for wheelchairs if this-eanbe-donefeasible without significant

alteratlons to major landforms —RefeHe—th&S&%Speefﬁ&Reeemmeﬂd&Heﬂs—fer—Sthehﬂ%Aeeess
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CHAPTER SIX

—IMPLEMENTATION AAD
ADMINISTRATION

INTRODUCTION

The Del Monte Forest Area—LLUP;—upon—adeption—by— serves as the County—and-certification—by—the
Caltfornta—Coastal-Commisston—wil—supersede—the 1966 Plan—as—adefining guide to the County—in

decisions relatlng to conservation, resource management and development in the Del Monte Forest

’W‘l—l—l—&dﬁﬂﬂl—s—t&f The Countv administers the LUP— through its delegated coastal permlttmg authorltv

All private and public development within i#s—tHmits—requiring—permit—approvalthe Forest will be
reviewed against the peliey-eriteriaestablished-by-requirements of this LUP.

BASIC IMPLEMENTATION PROGRAMS
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The certified County of Monterey LCP has four geographic segments — the Del Monte Forest area is one
of these segments. Each of these segments has its own LUP, and the four LUPs together form the LCP’s
overall LUP. The Coastal Implementation Plan (CIP) portion of the LCP is broken up into six sections
that complement one another: the overall LCP component of the zoning code that applies to all of the
segments (i.e., the coastal zone regulations in Title 20 of the County Code), four segment-specific CIP
sections that provide implementation detail for each of the four segments, and then a sixth part that
includes other applicable County ordinances, the zoning district maps, and a series of other relevant
appendices. Coastal development in the Del Monte Forest area is primarily governed by the LUP, the
DME-specific CIP segment (Chapter 20.147 of the County Code), and the zoning district maps that show
the Forest (Sections 20-10 and 20-16 of the County Zoning Plan).

The Coastal Commission originally certified the individual LCP LUP segments between 1982 and 1986;
the Del Monte Forest LUP segment was certified in 1984, and has since been amended numerous times.
The complete LCP CIP was effectively certified on January 12, 1988. On February 4, 1988, the County
of Monterey assumed authority for issuing the majority of coastal development permits within the

County.

ADMINISTRATION OF THIS PLAN

Exeept-as—previoustynoted;—the-The County wil-beof Monterey is the primary entity responsible for

administering development review aspeets-of-this EUP-en-a-day-te-day-basis— This-administration—will
b&e&med—ea{pursuant to this LUP and the LCP through the County's—normalCounty’s development

review pI'OCCdllI'CS W

%—sﬁ%pl&n%ewew;aﬂd—@—en#&eﬂmemd%ewew—Eaeh—pfeeeSHs—as descrlbed brleﬂy bGIOW—HGH-Hg
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Permitswill be CDP Process
Coastal development permits (CDPs) are required from the County (er—the—appropriate—Cityp—for all

categories of development- in the Del Monte Forest, unless the development in question is exempt from
such CDP requirements by the Coastal Act, the Coastal Commission’s regulations, and the LCP. To be
approved, permit applicants will be required to demonstrate eensisteney-with-the-tand-use-plan-that their
proposed project is consistent with the LCP, including the Del Monte Forest LUP, CIP, and zoning
maps. Three basic tests must be met:

——1. The prepesalproposed project must conform to the kindtype and intensity of use permitted
ferwithin the specific geographical area of concern.

——2. The prepesalproposed project must conform to the policies of this LUP. In particular, the
proposal must satlsfy the natural resource protectlon pohcles of th1s pl-&n—me}&dﬂag—the—epeﬂ—spaee

GHteHa—QSAGP}aﬁ—LUP If land use and natural resource protection pohcles conflict, natural
resource protection policies shall prevail.

——3. The prepesalproposed project must conform to the-speeifieCIP and zoning provisions-adepted.

In addition to #mplementLCP consistency, all development in the Del Monte Forest is located seaward of
the plan-first through public road and the sea, and thus CDP applicants will also be required to
demonstrate that their proposed project is also consistent with the public access and recreation policies
of the Coastal Act (as required by the Coastal Act, even in areas with certified LCPs).

Apphcants are respons1b1e for prov1d1ng all ﬂeeessar—y—mformatlon necessary to support their pfepes&}s—

applieantproposed projects and to allow for such projects to be evaluated for consistency with the LCP

and the public access and recreation policies of the Coastal Act. Where additional information is
requested, applicants are required to provide such information before further consideration will be given
to the proposal.

The County will make a good-faith effort to work cooperatively with landewnersapplicants in evaluating
and processing developmentCDP applications as expeditiously as possible, and will conform to
application review time limits specified by State law (e.g., AB—884)the Permit Streamlining Act).
County staff will provide advice and guidance to the public concerning interpretation of the policy
provisions of the LCP and will prepare written reports supporting all permitCDP recommendations made
by staff. These reports will summarize the development proposal and will describe how the proposal
meets or fails to satisfy relevant provisions of the Plan-LCP and Coastal Act. The report will contain a
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specific recommendation on whether the proposal should be approved, approved with conditions, or
denied. Staff reports shall be made a permanent part of the administrative record and copies shall be
available for public review.

Projeets—(e-gbuilding permits)-apphyingforcoastal permits-are presenthy-subject to review by: 1) the
Del Monte Forest Architectural Review Board; (ARB), a private body whose review authority is

established by CC&Rs that aceompany-al-transfersare incorporated in the deeds of property in the Del
Monte Forest, and 2) the Del Monte Forest Land Use Adv1sory Committee; gLUAC ), an adv1sory body
to the County Plannin h mimitte
%e—eﬂsufe—emmﬁeﬂwbh—&w—pfeﬁﬁm&s—ef—ehe—@e&stﬂ%eFZomng Admlmstrator Planmng
Commlssmn and t—hrs—]:U—llBoard of Superv1sors The pr1n01pal charge of these committees wil-be-to

with-2 : - esis to review CDP applications

&ses—me}adeel—ﬁa—&}e—@pheab}e—zeﬂmg—&stﬂet—make recommendatlons to the Countv decmon makmg

bodies regarding consistency with deeds (ARB) and which—meet—the—policies—ofthis—PlanL.CP
requirements (ARB and accompanying OSAC-maintenance—standardsLUAC). Decisions on CDPs are

made at the County level by the County Zoning Administrator, Planning Commission, and Board of
Supervisors, where each lower body decision is appealable to the higher body. In addition, because all
of the Del Monte Forest is seaward of the first through public road and the sea, all County CDP approval
decisions are appealable to the Coastal Commission, as are any local actions (approval or denial) on a
CDP for a major public works project (including a publicly financed recreational facility and/or a special
district development) or an energy facility.
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Envi I ReviewP
The California Environmental Quality Act (CEQA) establishes criteria for environmental review of
private and public project applications of various types. The County hasmaintains a well-established

program for implementing the requirements of CEQA within the Ceastal-Zenecoastal zone which will
beis applied to project development applications as they are received.

FMING OF DEVELOPMENT

Timing of Development

The long-term historic rate of residential-development in the Del Monte Forest Area is-about-60-dwelinge

wnits—per—year—Thishas been relatively modest-—rate—is—inpart-areflection—oftheattitude—of the Pebble
Beaeh—@empam%eward—l—and—mmﬁgemeng and rn—part—a—reﬂee&en—ef—market—dem&nd—&a—e*lefaﬂ

~ : anperand
other development in the Forest may be approved in the future if consistent with this LUP, including
development that is compatible with the normal availability and extension of utility and public service

facilities and as-heustnrgmarket-demandrequireswithin the constraints of available water aHeeations;
seweragesupply and wastewater capacity-and-the.

Supplemental Implementation Actions
The County grewth-managementpoliey-
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SUPPLEMENTAL—ADMINISTRATIVE —ACTHIONS—TO—A]—IN—MORE
EFFECTIVEIMPLEEMENTATION-OF THE LCP

Eolowing-eertiftcation—of-this EUP—the-County—will,in+ts-day-te-daywill, in its administration of the
LUP, either undertake itself, or encourage other affected parties to: 1) utilize and enhanee-theupdate all

data base-developed between—1969-and +981—ncollected historically that is associated with the Del
Monte Forest PlanUpdate Programarea, including information developed and updated during the course
of LCP amendments and individual development projects, 2) encourage the use of open space
conservation and scenic easements wherever appropriate,_and 3) encourage, support, and, where

appropriate, participate in activities to restore coastal resources;—and—4)—establish-speetfic—apphication

review—eriterta—for-Countyadvisory-bedies.. These efforts are described more fully in the following
paragraphs.

Collect, Update, Utilize, and ErhkanceManage Data Base

Eolowingadeptionof-this EUPtheThe County will use all available information about the Del Monte

Forest Area—developed in the planning and development review process in its review of development
applications and in other actions relating to management-of-the-area—planning and regulation of land use
and development in the Forest. This body of information will be supplemented and updated from time
to time as new information becomes available. New information can be—previded-by—come from a
variety of sources, including from applicants and interested parties during the course of the review of
development applications—e#, and by etherpublic agencies #—during the discharge of their ndividual
aetivitiesduties.

D&Ga—b&s&mfeﬂﬁ&&eﬂlnformatlon will be mamtamed by the County Planmng Department—&nd—&t—%he

ee&&al—lee&&eﬂs—th%da%& and W111 be readlly avallable to the pubhc other agencies, and County
officials. During review of any projects or activities in the area, County staff is required to review
available and pertinent information and include and consider it in recommendations abeuton proposed
projects or activities. _All existing information will be integrated with the Planning Department’s

database at least once a year.

Encourage Granting of Open Space Conservation; and Scenic;-and Negative Easements
Easements can be powerful tools in ensuring long-term protection of coastal resources, including natural

resouree—valaesresources and public access features, and will be encouraged, wherever warranted, as a
matter of County policy. -CenservatiorOpen space conservation and scenic easements may provide tax
benefits when enforceable restrictions on the use of land extinguish the possibility of development.
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Rehabilitationrefersto-activitiesThe Del Monte Forest Foundation (“Foundation”) is the entity that has
been designated to accept and monitor open space conservation and scenic easements in Del Monte
Forest. The Foundation is a private, non-profit foundation formed in 1961 specifically to own and
manage open space in the Del Monte Forest. At the time of adoption of the Coastal Act, the Foundation
either owned or was in line to receive title to Crocker Cypress Grove, S.F.B. Morse Botanical Reserve,
the Indian Village area, a portion of the Navajo Tract, and Pescadero Canyon. It was designated in the
LUP, when first certified in 1984, as the entity to accept and hold open space conservation and scenic
easements generated under the LCP. As a result, since 1984, it has accepted a number of such easements
in Del Monte Forest, perhaps most significantly the conservation easement covering the Huckleberry
Hill Natural Habitat Area. The Foundation is governed by a board of trustees, and receives funding from
voluntary contributions and from Pebble Beach Company to carry out its activities.

Each easement in the Del Monte Forest shall include the particular findings upon which the easement is
based, with implementation measures necessary to ensure adequate protection and management of such
easement areas in perpetuity. All such easements shall be structured so as to revert to the County should
the Del Monte Forest Foundation be unable or unwilling to accept such easements, or unable or
unwilling to appropriately manage such easements consistent with their purpose in the future. Deed
restrictions may also be used in lieu of easements as a means of protecting certain open space resources
provided such documents can provide the same level of long-term resource protection and management.

The guiding forest and open space management document for the Foundation is the Open Space
Advisory Committee (known as “OSAC”) Plan. OSAC was formed in 1979 at the behest of residents;
the Committee included several renowned naturalists as well as representatives of multiple Del Monte
Forest organizations. The objective of OSAC was to produce a management plan for the Del Monte
Forest open space then existing and to be dedicated in the future, primarily by Pebble Beach Company.
The OSAC Plan was completed in 1980 and revised in 1983, and incorporated into the original Del
Monte Forest LUP upon its adoption and certification in 1984. The OSAC Plan, while still relevant to
the Del Monte Forest Foundation and its activities, was removed from the LUP in 2011. The OSAC
Plan continues to set out prescriptive requirements for management of certain Del Monte Forest open
space properties though such requirements are relevant only insomuch as they have been implemented to
date through CDPs. OSAC continues to function as an independent committee in close association with
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the Foundation. The Foundation, as noted, is the entity responsible for carrying out the provisions of the
OSAC Plan.

Restore Coastal Resources

The County shall encourage, and where appropriate require, restoration of coastal resources as a primary
component and objective of this LUP. In particular, efforts undertaken to revitalize areas severely
damaged by past mining for silica and other minerals— shall be undertaken as appropriate.

Within-these previously mined areas, 0r1g1nal landforms and all accompanylng Vestlges of the or1g1nal
env1r0nment have been altered Reh ; c 5 L

ate—a-—Rew : - The County w111
encourage and support programs Wthh result in rehablhtatlon of t—hese—mmed out areas totoward more
productive uses, and will make accommodations in its review processes for the—stenificantlandform
changes that will be necessary to rehabilitate these areas.

Substandard Lots
Existing legal lots of record which are smaller than the allowed minimum size in this LUP and/or in the

rewCIP’s zoning district regulations will be permitted to develop #-a-use-consistent-with-these-included
in-the-newzoning-distriet;-so long as the proposed project is otherwise consistent with the policies of this

LUP;-apphicable-OSAC-maintenance-standards; and applicable County standards and policies.
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LUP REVISIONSRevisions

This LUP will be updated over time, as need dictates. Formal amendment procedures will be used to

accomplish changes to this LUP or its 1mplementat10n ordinances. Bee&&seChanges to this LUP is—=a
; : made-must be consistent with

the Coastal Act The Cahforma Coastal Comm1ss1on must also certlfy future changes or amendments.
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At Dot D s 6

Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP decisions

in jurisdictions with certified LCPs. The following categories of local CDP decisions are appealable:
(a) approval of CDPs for development that is located (1) between the sea and the first public road
paralleling the sea or within 300 feet of the inland extent of any beach or of the mean high tide line of
the sea where there is no beach, whichever is the greater distance, (2) on tidelands, submerged lands,
public trust lands, within 100 feet of any wetland, estuary, or stream, or within 300 feet of the top of the
seaward face of any coastal bluff, and (3) in a sensitive coastal resource area; or (b) for counties,
approval of CDPs for development that is not designated as the principal permitted use under the LCP.
In addition, any local action (approval or denial) on a CDP for a major public works project (including a
publicly financed recreational facility and/or a special district development) or an energy facility is
appealable to the Commission. The grounds for appeal under Section 30603 are limited to allegations
that the development in question does not conform to the certified LCP or to the public access policies of
the Coastal Act. Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo
CDP hearing on an appealed project unless a majority of the Commission finds that ‘“no substantial
issue” is raised by such allegations.

Public Agency Participation and Citizen Input

The County of Monterey will cooperate fully with other government agencies and private entities on
matters of mutual interest concerning the Del Monte Forest-Area. The County will provide technical or
policy advice to other agencies as requested and will seek advice on technical or policy matters from
appropriate agencies as the need arises. This rewpresently occurs formally through environmental
review procedures, and informally on a staff-to-staff basis where the need exists.

The County provides a mechanism for advice and comment from appointed community representatives
on permit matters and on long-range decisions affecting planning and land management. In the Del
Monte Forest, this occurs on a regular basis through the Planning Commission-appointed Del Monte
Forest Land Use Advisory Committee. The general public is encouraged to attend and participate in
County public meetings and hearings concerning administration of the LUP or processing of
development applications subseguentpursuant to ECP-eertifieationthe LUP. Such hearings are noticed
in local newspapers and by similar measures.
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Positive action by the County is required to ensure that the tenets of the LUP are fulfilled. All County

departments engaged in activities in the Del Monte ferest-Area—will-be-informed-ofthe FUP policiesand
will-be-requested-to-Forest will refer any possible violations, including development without benefit of a

CDP and development 1nc0n51stent with CDP terms and COl’ldlthl’lS to the Planmng Department for

Because of County Counsel's role as advisor in planning matters, suspected violations of LCP
subdivision or planning ordinances will be referred to the County Counsel’s office when preliminary
investigation indicates that such follow-up is deemed necessary. The County has a duty to pursue legal
remedies against persons who illegally use open space or similar easements and will not only enjoin
such misuse, but will seek recovery of damages wherever appropriate.
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