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Summary for Electronic Document Submittal 
 
Lead agencies may include 15 copies of this document when submitting electronic copies of Environmental Impact 
Reports, Negative Declarations, Mitigated Negative Declarations, or Notices of Preparation to the State 
Clearinghouse (SCH).  The SCH also accepts other summaries, such as EIR Executive Summaries prepared 
pursuant to CEQA Guidelines Section 15123.  Please include one copy of the Notice of Completion Form (NOC) with 
your submission and attach the summary to each electronic copy of the document. 
 

SCH#:  
Project Title: Boccone Norman B & Victoria E Igel Co-Trs and Elkhorn Slough Foundation 
Lead Agency: County of Monterey Housing & Community Development – Planning 

Contact Name: Mary Israel, Supervising Planner 
Email: israelm@countyofmonterey.gov  
Phone Number: (831) 755-5183 
Project Location: 827 & 695 Elkhorn Road, Royal Oaks; and a third parcel without an address 

(Monterey County) 
 
Project Description (Proposed actions, location, and/or consequences). 

Construction of a split-level two-story 2,676 sq. ft. single family dwelling with attached 516 sq. ft. 
carport, 240 sq. ft. covered porch and an approximately 470 sq. ft. deck, a detached 414 sq. ft. 
guesthouse with a 133 sq. ft. covered porch and attached 507 sq. ft. workshop, approx. 415 sq. ft. 
garage and associated improvements; removal of up to 20 Coast Live Oak trees (one classified as a 
landmark tree) and development within 100 feet of ESHA (maritime chaparral/oak woodland). 
Lot Line Adjustment between three (3) legal lots of record.  Parcel A (Assessor's Parcel Number 181-
151-009-000, 18.17 acres) will gain 0.48 acres from Parcel C (Assessor's Parcel Number 181-151-008-
000, 4.7 acres) and donate 1.03 acres to Parcel C.  Parcel B (Assessor's Parcel Number 181-011-022-
000, 286 acres) will gain 4.09 acres from Parcel A (Assessor's Parcel Number 181-151-009-000).  The 
resulting adjusted Parcel A, B, C shall be 13.53 acres, 290.14 acres, and 5.13 acres, respectively. 
 

 
Identify the project’s significant or potentially significant effects and briefly describe any proposed 
mitigation measures that would reduce or avoid that effect. 

The construction of a single family dwelling with carport, deck and guesthouse with attached workshop, 
garage and covered porch and driveway/associated improvement would require removal of up to 20 
coast live oak trees and would construct within 100 feet of Environmentally Sensitive Habitat Areas 
(Pajaro manzanita/oak woodland). Associated onsite wastewater treatment system leach field is 
proposed in an area with potential Tribal Cultural resources. Development has the potential to effect 
Biological Resources, and Tribal Cultural Resources. Mitigation measures are proposed which can 
reduce impacts to Biological Resources and Tribal Cultural Resources to less-than-significant. The 
Mitigation Measures are listed on a separate page. 
Potential impacts to Aesthetics, Air Quality, Cultural Resources, Energy, Geology/Soils, Greenhouse 
Gas Emissions, Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and 
Planning, Noise, Transportation, Utilities/Service systems and Wildfires are mitigated by the application 
of standard conditions of approval and regulations enforced during construction permitting which 
ensure the Project conforms with local, state and Federal laws. 
 

 
If applicable, describe any of the project’s areas of controversy known to the Lead Agency, including 
issues raised by agencies and the public. 

Public concern with ability of project to comply with NCLUP Policies and CIP regulations 
 

 
Provide a list of responsible or trustee agencies for the project. 

CDFW, USFWS 
 

mailto:israelm@countyofmonterey.gov


Form F 

County of Monterey Housing & Community Development-Planning 
(PLN220229 & PLN240187/ Boccone & Igel Co-Trs & Elkhorn Slough Foundation)      
        

 
Additional Information for box 2 (briefly describing proposed mitigation measures that would 
reduce or avoid the project’s significant or potentially significant effects): 
 
Biological Resources 
Mitigation Measure BIO-1 (PAJARO MANZANITA). Pajaro manzanita is considered rare (List 
1B.1) by CNPS. The species is considered ESHA in County of Monterey. A patch of Pajaro 
manzanita shrubs were observed within 100 feet of the construction area on the PLN220229 
subject parcel (Project Biological Report, HCD-Planning Library Doc. No. LIB230236). To avoid 
project-related impacts to Pajaro manzanita, the landowner (“Applicant/Owner” of PLN220229/ 
APN 181-151-008-000) shall contract a qualified botanist to identify in the field, with stakes and 
orange construction fencing, all extant occurrences of Pajaro manzanita and maintain protective 
fencing around these occurrences throughout the residential construction period.  
 
No ground disturbances (e.g., discing, grading, etc.), storage of materials, spoils and staging of 
heavy equipment shall be allowed within designated environmentally sensitive areas. 
Applicant/Owner shall submit annual monitoring reports during Years 1-7 to HCD-Planning, 
describing qualified botanist’s prescribed actions for the year, results of annual monitoring visits, 
including any remedial actions needed or implemented. Reports shall be prepared by 
Applicant/Owner or their designee, by a qualified botanist, ecologist, or revegetation specialist 
listed in HCD-Planning’s qualified list of specialists.  Applicant/Owner is responsible for 
submitting the reports to HCD-Planning by January 31st following each monitoring year.  
 
Mitigation Measure BIO-1 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit photo evidence to HCD-Planning that staking and fencing 
ensuring avoidance of impacts to Pajaro manzanita has been completed. Annual monitoring 
reports are to be submitted to HCD – Planning for review and approval by January 31st 
following each monitoring year. 
 
Mitigation Measure BIO-2: (WILDLIFE PRE-CONSTRUCTION SURVEYS). Parcels involved in 
the residential development have potential to provide dispersal and upland habitat for protected 
wildlife species including CTS, SCLTS, CRLF and CLL as indicated by preliminary biological 
studies (Mori and Lyons, HCD Planning Library Doc. LIB230236 and addenda) and information 
obtained from the CNDDB. To mitigate potential harm to these wildlife species, Applicant/Owner 
shall avoid impacts to them to the “greatest extent feasible,” as determined by a qualified 
biologist.  
 
If, after review by a qualified biologist, potential impacts cannot be avoided, Applicant/Owner 
shall immediately stop work and no work may proceed until authorization is obtained from 
CDFW and USFWS. An Incidental Take Permit (“ITP”) from the respective Wildlife Agency may 
be needed to continue work.  
 
To ensure all potential impacts are avoided, a qualified biologist shall survey permanent and 
temporary impact areas for special status wildlife that could occur on the property no less than 
48 hours prior to the start of any vegetation removal or grading.  
Pre-construction surveys shall be repeated for any new construction phases beginning at any 
later time.  
 
Once it is determined, through the biological survey that no sensitive animals are within the 
impact areas, construction may begin. If any sensitive species found within the impact area or 
will otherwise be at risk during construction, work activities shall be delayed in that particular 
area to allow the animal to leave the work zone of its own volition. The biologist shall monitor 
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the identified area to determine when individuals of special-status species have left and work 
can commence. This measure shall be coordinated with Mitigation Measure BIO-3. 
 
To further accomplish avoidance and/or required permitting, a qualified biologist shall perform a 
pre-construction survey for CTS, SCLTS, CRLF and CLL within 72 hours of project start. The 
pre-construction survey shall focus on searching beneath cover objects, such as large rocks, 
downed logs and other woody debris and boards, etc., within the project site work limits (e.g., 
staging/storage areas, access roads and grading envelope). If any individuals are found to be at 
risk during construction, work activities shall stop and be postponed to allow the animal(s) to 
leave the work zone on its/their own volition.  
 
If CLL are observed on-site, the biologist shall direct their relocation to an appropriate habitat 
out of harm’s way (location to be determined by the biologist). Handling of CLL and other 
special-status species shall be performed only by a permitted biologist and as approved by 
CDFW and USFWS.  
 
If CTS, SCLTS or CRLF are found during any construction phase, the Applicant/Owner or their 
designee shall immediately notify CDFW and USF. All site work shall stop immediately and be 
postponed until authorization to proceed has been obtained from CDFW and USFWS. 
 
Pre-Construction Biologist Report - The biologist shall submit to the County a report detailing 
the methods and results of the wildlife preconstruction surveys.  The report shall detail any 
sensitive species found during the survey and measures taken to avoid all harm to those 
species.  Observations of special-status species shall be submitted to the CNDDB. The report 
shall be submitted to state and federal agencies (if required) and the County of Monterey HCD 
within 30 days of identification of any on-site sensitive species. 
 
Mitigation Measure BIO-2 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a contracted, qualified biologist’s Scope of Work reflecting the 
requirements of Mitigation Measure BIO-2. Within one month of the start of construction, 
Applicant/Owner shall submit preconstruction survey results to HCD-Planning and any required 
state and federal agencies.  
 
Mitigation Measure BIO-3 (EXCLUSION FENCING). Parcels involved in the residential 
development have potential to provide dispersal and upland habitat for protected wildlife species 
including CTS, SCLTS, CRLF and CLL as indicated by preliminary biological studies (Mori and 
Lyons, HCD Planning Library Doc. LIB230236 and addenda, and information obtained from the 
CNDDB). To mitigate potential harm to these wildlife species, Applicant/Owner shall avoid 
impacts to the greatest extent feasible with installation of exclusionary fencing.  
 
If ground disturbing work cannot be completed prior to the first fall rains approximately mid-
October), but no later than 48-hours prior to the prediction of unseasonable rainfall of a 
minimum 0.25 inches, Applicant/Owner shall encircle the entire perimeter of work sites with 
exclusion fencing to prevent CTS, SCLTS and CRLF from moving into work areas.  
 
Exclusion fencing shall incorporate a one-way design with backfilled gaps to allow for wildlife 
within the enclosures to move out of work areas. 3 ft x 3 ft cover boards shall be placed every 
100 ft along the inside and outside lengths of the fence to provide shelter for wildlife travelling 
along the fences. Standard silt fence material can be used for the exclusion fence. The silt fence 
should be buried a minimum 6 inches below grade.  
 
If an entrance is needed for workers or machinery access, a removable, minimum 6-inch tall 
wood plank shall be placed across the gap, secured with stakes or rebar at the end of each 
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day’s work for a two-week period following rainfall. Fence installation shall be checked by a 
qualified biologist at least weekly to ensure appropriate installation, upkeep or to implement 
recommendations if improvement is needed. 
 
Mitigation Measure BIO-3 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a contracted qualified biologist’s Scope of Work reflecting the 
requirements of Mitigation Measure BIO-3. Within one month of the start of construction, 
Applicant shall update HCD – Planning regarding the status of the exclusion fencing, including 
site photographs and a bird’s eye view sketch of the construction site.  
 
Prior to fencing removal, Applicant/Owner shall submit the status of the exclusion fencing in the 
same manner with a memorandum including the biologist’s recommendations regarding the 
appropriate time to remove the fencing. 
 
Mitigation Measure BIO-4 (CONSTRUCTION CREW TRAINING). The subject parcel has 
potential to provide dispersal and upland habitat for special-status wildlife species as indicated 
by preliminary biological studies and information obtained from the CNDDB including CTS, 
SCLTS, CRLF and CLL. 
 
To mitigate potential harm to these wildlife species, Applicant/Owner shall avoid impacts to the 
greatest extent feasible as determined by a qualified biologist. To avoid this harm, prior to the 
project’s start, a qualified biologist shall present an “endangered species environmental training” 
to all construction workers. The training shall include distribution of a handout in English (and 
Spanish and/or other appropriate language, depending on crew makeup) addressing the natural 
history and legal status of all species of concern which may potentially occur on-site. 
 
The education must focus on protection measures to be implemented as part of the project. 
Following the training all workers shall sign a certification of attendance. Applicant/Owner shall 
maintain this certificate of attendance with their records. All workers must be trained, prior to 
working on the project site, either by the qualified biologist or previously trained site supervisor. 
Any worker(s) added to the construction crew after the initial training shall also be trained before 
they are allowed to work onsite.  
 
Within 30 days of training, the project biologist shall submit a memorandum describing the 
worker training to the County of Monterey HCD – Planning and State and Federal agencies (if 
required). Applicant/Owner shall submit initial training and any subsequent training sign-in 
sheets to HCD within 30 days. 
  
Mitigation Measure BIO-4 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a Worker Environmental Awareness Program draft document to 
HCD – Planning for review and approval. Within 30 days of construction start, the project 
biologist shall submit a memorandum describing the worker training to State and Federal 
agencies (if required) and the HCD. The Applicant/Owner shall submit initial training and any 
subsequent training sign-in sheets to the HCD within 30 days. 
 
Mitigation Measure BIO-5: (BIOLOGICAL MONITOR). Parcels involved in the residential 
development have potential to provide dispersal and upland habitat for special-status wildlife 
species as indicated by preliminary biological studies and information obtained from the CNDDB 
including CTS, SCLTS, CRLF and CLL. To mitigate potential harm to these wildlife species, 
Applicant/Owner shall avoid impacts to these species, by contracting a qualified biologist, to 
ensure all handling of wildlife is done by a permitted biologist with State and Federal agency 
authorization.  
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To accomplish this, Applicant/Owner shall ensure a qualified biologist is present to monitor 
activities at the project site during initial vegetation removal and grading activities. Once the 
vegetation removal and initial grading activities have been completed, subsequent construction 
monitoring may be performed by the construction site supervisor. 
 
All open trenches and potholes must have ramps or other features installed to allow for 
entrapped wildlife to escape. Trenches or potholes that cannot accommodate escape ramps 
must be covered at the end of each workday, then inspected by the construction supervisor at 
the start of each workday. If entrapped wildlife is observed by the Applicant/Owner, construction 
workers the Applicant/Owner or construction crew supervisor shall immediately contact the 
monitoring biologist to capture and relocate the species out of harm’s way (as determined by a 
qualified biologist) into suitable habitat. If special-status species are observed by the crew or 
site supervisor during construction activities, all work in the immediate area must cease 
immediately and the qualified biologist (possessing the appropriate handling permit(s) shall be 
contacted to capture and relocate individuals out of harm’s way.  
 
No work may resume until approved by the qualified biologist. No work crew member shall 
handle wildlife. Following any unseasonable rains of 0.25 inches or greater, a qualified wildlife 
biologist shall inspect around storage piles, under vehicles parked overnight and all open holes 
and trenches at the beginning of each workday to check for wildlife.  
 
Grading and other earthwork (e.g., grubbing, trenching, potholing, etc.) during all project phases 
(e.g., access road, water line, building pad, septic, etc.) shall be performed later than April 15 
and prior to the first fall rains, likely around mid-October. If a phase of ground disturbance 
activities cannot be completed in this timeframe, the phase shall resume the following spring. 
No winter season earthwork shall be permitted.  
 
Mitigation Measure BIO-5 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a contract Scope of Work to HCD – Planning for review and 
approval demonstrating the Applicant/Owner has retained a qualified biologist to conduct pre-
construction survey, oversee the installation of exclusionary fencing and provide on-going 
construction phase monitoring,  meeting the Mitigation Measure BIO-5 requirements, including 
photographic evidence of installation of wildlife entrapment avoidance mechanisms and trench 
covers. The Applicant/Owner shall maintain records of all daily monitoring activities and shall 
provide copies of all monitoring reports to HCD – Planning upon request and upon conclusion of 
the construction activities. 
 
Mitigation Measure BIO-6 (NESTING BIRD SURVEYS). Special status bird species (including 
white-tailed kite (Elanus leucurus), northern harrier (Circus hudsonius), merlin (Falco 
columbarius), loggerhead shrike (Lanius ludovicianus), Bryant’s savannah sparrow 
(Passerculus sandwichensis alaudinus) and grasshopper sparrow (Ammodramus savannarum)) 
were found by a qualified biologist to have potential nesting sites near the project site during its 
construction (Biological Report, HCD-Planning Library Doc. No. LIB230236).  
 
To avoid impacts to special status nesting birds, a qualified biologist shall perform pre-
construction nesting bird surveys no more than one week before scheduled start of any 
construction activities. The nesting survey, performed by a qualified biologist, shall cover the 
project site.  
 
Because nesting raptors may require buffers of a minimum 350-foot radius, a memorandum 
describing the survey results will be submitted to state and federal agencies (if required) and 
HCD-Planning  within 30 days of the survey. 
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If active nests are observed, the nest site shall be flagged and a buffer established to prevent 
nest failure. The buffer widths shall be determined by the qualified biologist, based on species, 
site conditions and anticipated construction activities. In no case shall the buffer be less than 
350 feet.  
 
Active nests shall be monitored at a frequency determined by the monitoring biologist, but no 
less than once per week, until the nestlings have fledged. If any construction activities appear to 
be interfering with nest maintenance (e.g., feedings and incubation), the buffers shall be 
enlarged or nearby construction activities postponed, until the young have fledged, as 
determined by the qualified biologist.  
 
Mitigation Measure BIO-6 Monitoring Action: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a contract Scope of Work to HCD – Planning for review and 
approval demonstrating Applicant/Owner has retained a qualified biologist to conduct 
preconstruction nesting bird surveys meeting the requirements of Mitigation Measure BIO-6. 
Within 30 days of construction start, the project biologist shall submit a memorandum describing 
the results of the preconstruction survey to HCD – Planning for review and approval. 
 
Mitigation Measure BIO-7 (BAT SURVEYS). Special status bat species including the pallid bat 
(Antrozous pallida) were found by a qualified biologist to potentially roost near the project site 
during construction activities (Biological Report, HCD-Planning Library Doc. No. LIB230236). To 
avoid impacts to bats, no more than two weeks prior to the anticipated start of construction 
activities, a qualified biologist shall survey the trees and snags in and immediately adjacent to 
the work areas for bat roosts. If bats are found to be present, the biologist shall provide to the 
Applicant/Owner and their construction team a set of recommendations to implement, which 
may include buffer zones, installation of exclusion devices and/or scheduling constraints, 
depending on whether maternity, bachelor, or night roosts are identified. 
 
 If a single bat and/or only adult bats are roosting, construction activity may proceed after the 
bats have been safely excluded from the roost. Exclusion techniques shall be determined by the 
biologist and depend on roost type. Applicant/Owner shall ensure the recommendations are 
followed:  the biologist shall prepare a memorandum describing the survey results, identified bat 
protection measures and their duration. Applicant/Owner shall submit the memorandum to 
HCD-Planning and State and Federal wildlife agencies (if required) within 30 days of 
construction start. Bat protection measures shall be followed for the period prescribed by the 
qualified biologist. 
 
Mitigation Measure BIO-7 Monitoring Actions: Prior to the issuance of any construction permit, 
Applicant/Owner shall submit a contract Scope of Work to HCD – Planning for review and 
approval demonstrating the Applicant/Owner has retained a qualified biologist to conduct pre-
construction bat surveys meeting the requirements of Mitigation Measure BIO-7. If bats are 
found to be present, Applicant/Owner shall ensure a memorandum including the bat survey 
results, identified bat protection measures and their duration are submitted to HCD – Planning 
for review and approval. On an ongoing basis during construction, bat protection measures 
provided in an HCD-Planning approved memorandum shall be followed. 
 
Mitigation Measure BIO-8 (MONTEREY DUSKY FOOTED WOODRAT). The Monterey dusky-
footed woodrat (“MDFW”) is listed as a “California Species of Special Concern”; there is 
evidence that individuals of the species occupy the subject parcel. To reduce the potential 
impact to MDFW, avoidance and/or removal of the MDFW shall be employed.  
 
A qualified biologist shall perform a pre-construction survey for MDFW houses within the project 
work boundaries and a 25-foot buffer around the project site perimeter. The biologist shall flag 
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the nests and establish buffers around each MDFW house observed. The buffer width should be 
determined by the qualified biologist, but shall not be less than 20 ft. If a MDFW house is 
present within the work area and cannot be avoided, the qualified biologist shall contact CDFW 
for approval to implement a woodrat relocation plan, which may include live trapping and/or the 
construction of alternate houses in adjacent suitable habitat. The woodrat relocation plan must 
be implemented by a qualified biologist possessing a Scientific Collection Permit authorizing the 
handling of MDFW. Authorization by CDFW must be obtained prior to the implementation of this 
measure.  
 
Post-relocation monitoring may be required by CDFW, as part of the plan. A memo describing 
the survey results shall be submitted to state and federal agencies (if required) and the County 
Housing and Community Development Department within 30 days of MDFW treatment.  
 
Mitigation Measure BIO-8 Monitoring Action: Prior to the issuance of any construction permit for 
this development, Applicant/Owner shall submit the results of the MDFW pre-construction 
survey to HCD – Planning for review and approval.  
 
Mitigation Measure BIO-9 (HABITAT ADAPTIVE CARE AND CONSERVATION SCENIC 
EASEMENT DEED [CRLF]). Parcel A had positive results for California red-legged frog 
(“CRLF,” Rana draytoni) as indicated by a 2024-2025 pitfall trapping study of the Project site 
(Mori, 2025, HCD-Planning Library Doc. No. LIB230236).  
 
To mitigate potential CRLF migration interruption, Applicant/Owner shall: 
 
1) design curbs to avoid creating barriers to movement. Wherever curbs are proposed, they 
shall be designed as rounded curbs or angled curbs of 60 degrees or less to avoid creating 
movement barriers for amphibians. Drainage systems shall be designed to incorporate the use 
of French drains which avoid grated openings to unintentionally capture amphibians. Avoid 
grates with ¼ inch openings or greater or incorporate the use of mesh screens. HCD-Planning 
will only approve construction permits which incorporate these designs into the construction 
plans. 
 
2) implement the Habitat Adaptive Care Program outlined below and  
 
3) dedicate a conservation scenic easement (“CSED”) for an area of oak woodland and mixed 
grassland of approximately 3:1 ratio to the area of CRLF dispersal habitat which the project 
permanently impacts.  
 
 
Habitat Adaptive Care Program. Applicant shall implement an adaptive care program within 
habitat areas to achieve the following goals and objectives: 
 
 Protect habitats (oak woodland, mixed grassland, costal scrub, maritime chaparral) located 
outside the 100-foot fuel management zone (Figure 16 of the biological assessment) and 
ensure CRLF habitat is high-quality by implementing the following: 
 
Within oak woodland, maritime chaparral and coastal scrub implement a management program 
that benefits oak woodland growing conditions and stimulates expression of native trees, shrubs 
and groundcovers. The identified best management practice is to avoid removal of native plant 
species and decrease the cover of target invasive non-native species. Within the mixed 
grassland implement a management program that benefits native perennial grasses and native 
forbs (i.e., wildflowers). The identified best management practice is mowing in the spring season 
that reduces the growth/seed production of annual, non-native grasses and forbs. Revegetate 
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the temporarily disturbed Mixed Grassland with a native grass and forb seed mix. Suitable grass 
species include California brome (Bromus carinatus), purple needlegrass (Stipa pulchra), 
California oatgrass (Danthonia californica) and blue wild rye (Elymus glaucus). Forbs shall also 
be added to the seed mixture, such as common yarrow (Achillea millefolium), California poppy 
(Eschscholzia californica) and sky lupine (Lupinus nanus).  
The soil stockpile area shall receive erosion control treatment after placement and be 
revegetated to grassland. A native grass and forb seed mix shall be applied prior to the fall 
rains, approximately mid-October. Suitable grass species include California brome (Bromus 
carinatus), purple needlegrass (Stipa pulchra), California oatgrass (Danthonia californica) and 
blue wild rye (Elymus glaucus). Forbs shall also be added to the seed mixture, such as common 
yarrow (Achillea millefolium), California poppy (Eschscholzia californica) and sky lupine 
(Lupinus nanus). 
Target species observed or with potential to occur on the parcel are listed within Table 6 of the 
biological assessment; additional invasive plant species may be identified in the future. Manual 
removal techniques will be used and depending upon the species, actions will include hoeing, 
cutting, hand-pulling and/or weed-whipping. 
 
Monitor. Applicant along with a qualified botanist, ecologist, or revegetation specialist (as 
needed), will inspect the seeded grassland areas one year after seed application. Plant cover 
will be measured; if plant cover is less than 60%, remedial actions will be implemented, such as 
supplemental seeding. An inspection report, describing site conditions and plant cover, shall be 
prepared by the Applicant/Owner, with the services of a qualified botanist, ecologist, or 
revegetation specialist (as needed); the landowner will be responsible for submitting the report 
to the County of Monterey HCD-Planning by the end of January following each monitoring year. 
In all areas, Applicant/Owner shall implement actions to remove/control invasive, non-native 
plant species. Applicant shall confer with a qualified restoration specialist, as needed, to 
determine the most effective methods for removing and controlling the target invasive species 
within the area(s) and remove materials from the site. The removal of invasive plant species will 
likely require several consecutive treatments as new seedlings of invasive plants such as Italian 
and bull thistles and French broom can sprout each spring and summer until the seed bank is 
exhausted. Additional invasive plant species beyond Table 6 of the biological assessment may 
be identified in the future.  
Applicant/Owner shall manage habitats on the property in a manner conducive to protection of 
native wildlife species. Achieve this goal by implementing the following: 
Prior to removal of invasive, non-native plant species conduct a walking survey to identify active 
bird nests and MDFW houses such that impacts to nests are avoided during invasive plant 
removal. 
All round-disturbing activities shall occur only between April 15 and the onset of fall rains 
(usually mid-October) to avoid affecting animals that may be overwintering in the woodland 
understory or within burrows in the grassland. 
Applicant/Owner shall provide to HCD-Planning annual monitoring reports during Years 1-7 
describing yearly actions, results of monitoring and remedial actions needed or implemented. 
Applicant/Owner utilizing the services of a qualified botanist, ecologist, or revegetation specialist 
(as needed), shall periodically inspect the habitats at least once a year during Year 1-7. The 
inspections shall assess how the habitat management actions are proceeding and identify any 
problems or potential problems that may exist. During these inspections, Applicant/Owner (and 
specialist, as needed) shall look for plant damage, document compliance with program 
objectives and make recommendations to correct any significant problems or potential 
problems.  
 
The inspection visits will also be used to document the need to change or adjust revegetation 
plan actions (i.e., altering the maintenance schedule, adding extra weed control visits, 
increasing or reducing the frequency or amount of irrigation water, etc.). 
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The progress of invasive non-native plant species removal shall be ascertained during the 
inspections, with a trend of decreasing cover/occurrences each year. Natural revegetation is 
expected to occur in areas where invasive, non-native plant species have been removed. Native 
seeds in the soil seedbank will likely colonize the treated areas.  
 
Photos shall be taken of the habitat area(s) at least once a year in Years 1-7. Photos will be 
taken from the same vantage point and in the same direction every year; a minimum of ten 
photo points shall be established. The location and photo direction of each photo stations shall 
be established in Year 1, which shall be the first year following Planning Permit issuance. The 
photos shall reflect the findings discussed in the monitoring report.  
 
Annual reports for monitoring Years 1-7 shall present data on the habitat area(s), actions 
implemented, the progress toward meeting program goals and any remedial actions required.  
 
Applicant/Owner shall prepare monitoring reports, with the services of a qualified botanist, 
ecologist, or revegetation specialist (as needed); Applicant/Owner will be responsible for 
submitting the annual reports to the County of Monterey HCD-Planning by January 31st 
following each monitoring year.  
 
Conservation Scenic Easement Dedication: Prior to issuance of any construction permits for 
Parcel A, Applicant shall dedicate a conservation scenic easement (“CSE”) for an area of oak 
woodland and mixed grassland of approximately 3:1 ratio to the area of CRLF dispersal habitat 
impacted by the Project. The approximately 1-acre CSE area shall be chosen with the services 
of a qualified biologist or ecologist to best preserve an area that is of the highest quality for 
CRLF.  
 
The CSE shall be conveyed to the County of Monterey. The Conservation Scenic Easement 
Deed (“CSED”) shall describe the area in which no structures shall be placed but which shall 
allow Habitat Adaptive Care Program activities and fire fuel management. The CSED shall be 
submitted to, reviewed and approved by the Chief of Planning and accepted by the Board of 
Supervisors.  
 
 Prior to issuance of building permits, the Owner/Applicant/Certified Professional shall submit 
the CSED and corresponding map, showing the exact location of the easement on the property 
along with the metes and bound description developed in consultation with a certified 
professional, to HCD - Planning for review and approval. Prior to or concurrent with building 
permits final, the Owner/Applicant shall provide recording fees for County Clerk to record the 
CSED.  
 
Mitigation Measure BIO-9 Monitoring Actions: Prior to the issuance of any construction permit, 
Applicant 000 shall submit all design plans that include curb design to HCD – Planning for 
review. Prior to final permit approval, Applicant/Owner shall provide photographic evidence to 
HCD-Planning staff that the design elements described in BIO-9 have been fully incorporated 
into construction.  
 
Applicant/Owner shall implement an adaptive care program within habitat areas for at least 7 
years following issuance of the Planning Permit. Prior to removal of invasive, non-native plant 
species, Applicant/Owner, along with the services of a qualified biologist, or other specialist (as 
needed); shall conduct a walking survey to identify active bird nests and MDFW houses to 
ensure impacts to nests are avoided during invasive plant removal. Applicant/Owner shall 
implement ground-disturbing activities only between April 15 and the onset of fall rains (usually 
mid-October) to avoid affecting animals that may be overwintering in the woodland understory 
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or within grassland burrows. In grassland and soil stockpile areas, if plant cover is less than 
60% one year after construction final, remedial actions shall be implemented, such as 
supplemental seeding.  
 
Remedial actions shall continue for a 7-year period from Planning Permit issuance. All 
monitoring reports shall be submitted to HCD – Planning within one month of the end of each of 
the 7 years.  
 
Mitigation Measure BIO-10 (OAK WOODLAND RESTORATION). The Arborist Report for the 
Project (HCD-Planning Library Doc. No. LIB230235) projected a 0.08-acre loss of oak woodland 
tree canopy, which represents or 1.19% of the total property canopy coverage of 10.13 acres.  
 
To compensate for Project impacts to oak woodland, Applicant/Owner shall develop and 
implement an oak woodland restoration, enhancement and revegetation plan consistent with the 
biological resources report and arborist report. The plan shall provide a 3:1 restoration or 
enhancement to impact ratio. This ratio will provide suitable mitigation by replacing native oak 
woodland impacted by construction.  
 
The plan shall: 
 
Specify restoration/enhancement of a minimum of 0.12 acres of oak woodland concurrent with, 
or within one year after development of the single-family residence. The primary restoration 
actions will be done in concert with Mitigation Measure BIO-9: removal/control of invasive, non-
native plant species, reduction of annual, non-native annual grasses; seasonal weeding and 
mowing of restored area(s) in the oak woodland. The oak woodland plan shall specify oak tree 
replacement planting at a minimum 1:1 replacement ratio for “protected” trees and 2:1 ratio for 
“landmark” oak trees and adhere to the Project Forest Management Plan for tree protection 
requirements. 
 
Include a program to establish oak replacement plantings and sapling recruits to meet a 60% 
survival rate, as outlined in the arborist’s Forest Management Plan. The plan shall include 
implementation of a revegetation program within the designated oak recruitment area that 
establishes the required number of oak trees. 
 
Implement a 7-year revegetation maintenance program for the planted and recruited oak trees. 
Provide a minimum of three years of supplemental irrigation during plant establishment period 
(i.e., Year 1-3). Maintain a yearly 60% survival rate for installed trees for 7 years, implementing 
remedial actions (i.e., replanting) if necessary, to maintain the required plant survival rate each 
year. The 7-year period shall start upon Planning Permit issuance. All monitoring reports shall 
be submitted to HCD – Planning within one month of the end of each of the 7 years. 
 
Mitigation Measure BIO-10 Monitoring: Prior to building final inspection, Applicant/Owner shall 
submit to HCD-Planning for review and approval a final oak woodland restoration, enhancement 
and revegetation plan developed by a qualified biologist/arborist.  
 
Remedial actions shall continue for a 7-year period from Planning Permit issuance. All 
monitoring reports shall be submitted to HCD – Planning by the end of January following each 
monitoring year. 
 
Implementation of Mitigation Measure BIO-1 through Mitigation Measure BIO-10 will reduce 
potential impacts to the species discussed above to a less than significant level. 
 
Tribal Cultural Resources 
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Mitigation Measure TR-1: (TRIBAL MONITOR). A portion of the Project site is with a “high 
archaeological sensitivity” area in County resource mapping, due to the proximity of the Elkhorn 
Slough. Therefore, through Native American Tribal consultation, it was found that there is 
potential for impacts to Tribal cultural resources within the “high sensitivity” area of the 
PLN220229 parcel during ground disturbance associated with installation of the onsite 
wastewater treatment system’s trenching and leach field. In order to prevent adverse impacts to 
potential cultural resources, a qualified Tribal Monitor shall be present during soil disturbance in 
the western area of APN 181-151-008-000.  The monitor shall have the authority to temporarily 
halt work to examine any potentially significant materials. If human remains are identified, work 
shall be halted to within a safe working distance (approximately 165 ft), the Monterey County 
Coroner must be notified immediately and if said remains are determined to be Native 
American, the Native American Heritage Commission shall be notified as required by law.  If 
potentially significant archaeological resources are discovered, work shall be halted in the lower 
western area of APN 181-151-008-000, not including vehicular passage on the existing 
driveway or stockpiling of soil in the soil stockpile area and otherwise to 165 ft, until the find until 
it can be evaluated. If suitable materials are recovered, a minimum of two samples shall be 
submitted for radiocarbon dating in order to provide a basic chronology of the site.  If intact, 
significant features should be encountered, the Tribal Monitor in conjunction with an 
archaeologist shall recommend appropriate mitigation measures. Features are human burials, 
hearths, house floors, significant shell mounds and/or caches of stone tools.  If a feature is an 
artifact that cannot be moved, it must be documented in situ. In the case of in situ 
documentation of an artifact, Applicant/Owner of PLN220229/APN 181-151-009-000 shall retain 
a qualified archaeologist to monitor and ensure conduct of the requirements of the mitigation 
and monitoring plan. In the case of a significant feature, Applicant/Owner shall cause the 
qualified archaeologist to document any findings and to evaluate the significance of the cultural 
resource in a report. The report shall be submitted to HCD-Planning and appropriate State-
required offices/repositories that are available at the time (as determined by the archaeologist). 
 
Mitigation Measure TR-1 Monitoring Action: Prior to the issuance of construction permits, 
Applicant/Owner shall submit evidence (e.g., contract) to HCD – Planning for review and 
approval demonstrating that the Applicant/Owner has retained a Tribal Monitor and evidence 
that the Tribal Monitor has been made aware of the dates and times of earth disturbing activities 
on the lower portion of APN 181-151-008-000 (onsite wastewater treatment system 
installation).. During these earth disturbance activities, the approved Tribal Monitor shall be 
onsite observing the work.  Prior to final of construction permits, Applicant/Owner shall submit a 
letter from the Tribal Monitor verifying all work was done consistent with the contract to HCD-
Planning. The Tribal Monitor shall prepare daily monitoring reports that shall be available upon 
request by HCD – Planning. If no resources are encountered during the contracted period, no 
further reporting shall be required. In the case that resources are encountered, a final report, 
including the daily monitoring schedule, shall be submitted to HCD – Planning for review and 
approval within 60 days of completion of ground disturbing activities. If Tribal cultural resources 
are encountered, additional measures may be determined to be required to minimize impacts. 
They shall be formulated by the tribal monitor and a qualified archaeologist (to be hired from the 
qualified consultant list). Additional measures shall be reviewed and approved by HCD-Planning 
and implemented by the tribal monitor and a monitoring archaeologist. The requirements of this 
measure shall be included as a note on all grading and building plans. 
 
Potential impacts to Tribal Cultural Resources would be reduced to a less than significant level 
through the implementation of Mitigation Measure TR-1. 
 


