





















































The entire Asilomar Dunes has been designated as ESHA by the Califorinia
Coastal Commission and is subject to the policies and requirements of the Pacific
Grove Coastal Program Land Use Plan. As ESHA, this coastal sand dune area is
provided the highest level of legal recognition and protection for its natural resource
values, as represented by its unique geological and biological components. In
practice, all new development in the Asilomar Dunes has been required to avoid
impacting areas of highest environmental/biological sensitivity, whenever feasible,
such as areas that support rare plants and animals and forest-front trees. In some
cases, areas that support high-quality, intact native plant cover have also been
avoided when siting new development.

Two small groups of Tidestrom’s lupine plants, totaling seven plants, are
located 10 feet from the cantilevered exterior wall on the west side of the house
(Photos 6 and 7). The project proposes to add a new 5-foot wide deck to the exterior
of the house in this location. It will therefore be located five feet from the two groups
of rare plants. It is possible to build the deck and complete the other major exterior
renovations on the exterior of the building without impacting the plants, by installing
temporary construction fences and placing wire cages or boxes over the plants of
concern during construction. The risk of damage to the rare plants near the house
from house structural maintenance activities, particularly window washing, will
remain about the same or will slightly increase. Installing wire baskets or boxes over
the plants of concern and their seedlings on a permanent basis, or at least until the
plants possibly no longer occur here, can mitigate this risk.

Presently, eleven Tidestrom’s lupine plants are growing within inches of the
existing front door entry patio on the west side of the house (Photo 8). Any work to
resurface the patio could result in damage or loss of the plants of concern. To avoid
possible impact to the rare plants, the project proposes to reduce the width of the
patio on its west side from 14 feet to 12.5 feet, and repave the surface with concrete

stone. Pulling the patio back from the rare plants by 18 inches, as proposed, will
provide sufficient space to resurface the patio and avoid impacts to the rare plants.
Also, protection of the rare plants over the longer term from sweeping and cleaning,
etc., of the patio will be enhanced by creating this 18 inch wide buffer space. A
temporary fence will be installed between the rare plants and the patio during the
house remodel project, to help minimize risk of damage to the rare plants.

To avoid construction-related impacts to Tidestrom’s lupine plants, the
following recommendations will be implemented during the project:

* Habitat protection fencing will be installed by the Project Biologist prior to the
start of any demolition or construction-related work, as shown in Figure 5.

* Wire baskets or boxes will be placed over the individual Tidestrom'’s lupine plants
closest to the proposed new deck and entry patio on the west side of the house.

* Construction. activities on the exterior and outside of the house. will be monitored
on a frequent basis, no less than one-time each week by the Project Biologist.
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Photo 6. Tidestrom’s lupine plants (yellow flags), located 10 to 12-feet from the
house (exterior siding), along the western side of the house where a 5 foot wide

deck is proposed.

Photo 7. Tidestrom’s lupine plants (yellow flags), located 10-feet from the house
(exterior siding), along the western side of the house where a 5 foot wide deck is

proposed.




Photo 8. The location of Tidestrom’s lupine plants (yellow flags) growing along the
edge of the front door entrY‘Patio.
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Taking measures to protect the rare plants and provide for the restoration and long-
term maintenance of the dune habitat on the property, if successful, would provide
substantial mitigation for any potential environmental impacts resulting from
construction proposed by the current project.

D. Guidelines for Development

Below is a list of development guidelines for this project, to address and satisfy

the environmental protection and mitigation requirements for projects that occur in
-the Asilomar Dunes. These guidelines and others have typically been applied to
other projects in the Asilomar Dunes. The Pacific Grove planning department will
incorporate them into a Mitigation and Monitoring Program report for the project, in
conjunction with issuing a Mitigated Negative Declaration, to satisfy the
requirements of the CEQA. In addition, the California Coastal Commission will
impose the same conditions and others, based on specific concerns they may
identify when reviewing the project and approving a Coastal Development Permit.

Adoption of the following guidelines, either partially or in their entirety, will be
determined by the Pacific Grove planning department and the California Coastal
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Commission:
1. Planning and Pre-construction Period

a. A qualified biologist will be retained by the property owner to serve as the
Project Biologist for the purposes of providing input on the development
plans and for monitoring construction and restoration of the landscape.

b. All new utility and sewer lines will be shown on the project plans and
reviewed by the Project Biologist. Any new underground utilities will be
installed in a single corridor that is located in the driveway, rather than
traversing the undeveloped portion of the property, if feasible.

c. All drain lines from roof gutters, drain pits or surface drains will be shown
on a plan and reviewed by the Project Biologist.

d. All walkways, patios, decks and other exterior hardscape surfaces will be
shown on the project site plan and building plan. The addition of any
walkway surfaces, decks, patios, fences, or driveway/parking expansion
subsequent to issuance of a Coastal Development Permit will require the
consent of the Pacific Grove planning department and the California
Coastal Commission.

e. Except in certain circumstances where fences are essential to protect
sensitive habitat in public use areas, construction of permanent fences are
not permitted at this time by the California Coastal Commission in the
Asilomar Dunes.

f. A Habitat Restoration Plan will be prepared by a qualified biologist that
defines procedures and standards for restoration, maintenance and
monitoring of the undeveloped portion of the property.

g. Prior to the start of construction, temporary fencing and wire baskets will
be installed to delineate the construction zone and protect sensitive
habitat and rare plants.

h. Immediately prior to the start of construction, the project area, as
delineated by temporary fencing, will be thoroughly searched for black
legless lizards. If any are found, they will be relocated to nearby suitable
habitat.

i. All exotic plants on the project site will be hand-pulled or killed with an
appropriate herbicide prior to the start of construction activity, according to
specifications described in the approved Habitat Restoration Plan.

j. The Project Biologist will provide a letter to the Pacific Grove planning
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department verifying that the temporary fences have been installed, all of
the exotics have been eradicated, and the construction area has been
searched for black legless lizards prior to the start of demolition or
construction.

2. Construction Period

a.

After a building permit is obtained, a pre-construction meeting will be
held between the owner or their representative, the General
Contractor, the city planner, and the Project Biologist to review the
project permits and all environmental compliance requirements.

Temporary habitat and rare plant protection fences and wire baskets will
be maintained by the Project Biologist and kept in good condition. They
will remain in place until all construction on the site is completed. Removal
or changing the location of a fence or wire basket will require the
concurrence of the Project Biologist.

All activities associated with construction, trenching, storage of materials,
and disposal of construction wastes and excavated soil will not impact
areas protected by fencing. The areas protected by the fence will remain
in a trash free condition and not used for material stockpiling, storage or
disposal, or vehicle parking. All construction personnel will be prohibited
from entering areas protected by fencing.

No construction materials, including but not limited to wood, nails, glass,
tile, gravel, paint, cement, joint compound, cleaning solvents or residues
from other chemicals, etc., will be disposed of on-site. The General
Contractor will be responsible for complying with this requirement and will
clean up any spills or contaminated ground to the complete satisfaction of
the Project Biologist.

If any excavation spoils (sand only) are generated by the project, it will be
disposed either on-site at the direction of the Project Biologist or off-site,
preferably within the Asilomar Dunes. Any sand disposal activity will be
done in a way as to not negatively affect any existing native vegetation.
The proposed location(s) for disposing of any excess sand will be
reviewed and approved by the Pacific Grove planning department and the
California Coastal Commission.

f. The Project Biologist will inspect the site daily during any excavation or

other ground disturbing activities and no less than one time each week for
the duration of the project, to ensure compliance with all provisions for
protecting the natural environment. Any activity or condition not in accord
with the provisions of this report or permit issued by the California Coastal
Commission will be brought to the attention of the owner or their
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representative, the General Contractor and, if necessary, the California
Coastal Commission and the Pacific Grove planning department.

A qualified biologist will be retained by the property owner to implement
the project’'s Habitat Restoration Plan, including overseeing and
supervising each step of the restoration process, as described in the plan.

3. Post-construction Period

a.

g-

At the conclusion of all construction and project-related work, and with the
concurrence of the Project Biologist, the temporary fence will be removed.

Native plants will be installed under the direction of the Project Biologist
according to the specifications described in the Habitat Restoration Plan
and completed prior to receiving final building inspection approval.
Depending on seasonal condition and availability of plants, it might not be
possible to complete installation of the landscape prior to gaining final
building approval. In this case, the applicant should be allowed up to one
year to complete the installation following final building approval, either by
1) providing proof of a signed contract for installation of the landscape, or
2) after submitting certificate of deposits or other form of surety to the City
of Pacific Grove for the total cost of the restoration project, as determined
by the Project Biologist.

No exotic plants or non-local native plants will be planted anywhere on the
property. Only plants that are listed in the Habitat Restoration Plan will be
used on the property.

When installation of the list of plants has been satisfactorily completed, the
Project Biologist will submit a letter to notify the Pacific Grove planning
department and the California Coastal Commission, at which time a five-
year monitoring and maintenance program will begin, as described in the
Habitat Restoration Plan.

A qualified biologist will be retained by the property owner to monitor the
landscape restoration project. Project monitoring reports will be submitted
to the City of Pacific Grove Community Development Department and the
California Coastal Commission annually for the first five years and once
every 10 years following completed implementation of the restoration
project.

The native landscape will be maintained in perpetuity, as specified in the
Habitat Restoration Plan, including removing exotic plants and planting
and caring for additional plants, if needed.

If the property should change ownership, future owners:of the property will
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have the same obligation for preserving, maintaining and perpetuating the
native landscape on the property.
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