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Before the Planning Commission in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  
REYNOLDS JON Q. TR. ET. AL. (PLN210331) 
RESOLUTION NO. 25-024 
Resolution by the County of Monterey Planning 
Commission: 

1) Adopting a Mitigated Negative Declaration 
pursuant to CEQA Guidelines section 15074;  

2) Approving a Combined Development Permit 
consisting of: 

a. Coastal Administrative Permit and 
Design Approval to allow construction 
of a 1,056 square foot detached 
accessory dwelling unit;  

b. Coastal Development Permit for a Lot 
Line Adjustment to merge three legal 
lots of record into one 36,914 square 
foot lot;  

c. Coastal Development Permit for 
development within 750 feet of 
archaeological resources; and  

d. Coastal Development Permit for 
development within 100 feet of 
environmentally sensitive habitat area. 

3) Adopting a Mitigation Monitoring and 
Reporting Plan. 

[PLN210331, REYNOLDS JON Q ET AL, 26489 
Scenic Road & 26454 Carmelo Street, Carmel 
(Assessor's Parcel Number 009-471-014-000, 009-
471-025-000, and 009-471-026-000), Carmel Area 
Land Use Plan, Coastal Zone] 

 

 
The REYNOLDS JON Q. ET. AL. application (PLN210331) came on for public hearing 
before the County of Monterey Planning on June 11, 2025.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with 

the applicable plans and policies which designate this area as 
appropriate for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 1982 Monterey County General Plan; 
- Carmel Area Land Use Plan (Carmel Area LUP); 
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- Monterey County Coastal Implementation Plan Part 4, 
Carmel Area Coastal Implementation Plan (CIP);  

- Monterey County Zoning Ordinance (Coastal) (Title 20);  
and 

- Monterey County Subdivision Ordinance (Title 19). 
Communications were received during the course of review of the 
project, indicating inconsistencies with the text, policies, and 
regulations in these documents, specifically those relating to the 
protection of archaeological and cultural resources. However, as set 
forth in this Resolution, the evidence shows that this project is 
consistent with the applicable text, policies, and regulations in the 
above-identified plans and the County Zoning Ordinance. 

  b)  The project involves construction of a single-story 1,056 square 
foot, two-bedroom detached Accessory Dwelling Unit (“ADU”), 
merging of three legal lots of record (Assessor’s Parcel Numbers 
009-471-014 (0.25 acres), 009- 471-026 (0.14 acres), and 009-471-
025 (0.46 acres) into a single legal lot of record, and demolition of 
15 existing plumbing fixtures in the main house and garage, 
transferring transfer water credits to the new ADU. Additional 
project improvements include an exterior stone patio, crushed 
granite walkway, privacy fence, and landscaping around the entire 
building exterior. The landscaping plan includes the removal of nine 
(9) non-native Mediterranean cypress trees, replanting a mixture of 
native and nonnative drought-tolerant plants, and revegetating the 
currently impacted dune scrub. The development is within 750 feet 
of a known archaeological resource and 100 feet of environmentally 
sensitive habitat area.  

  c)  Allowed Use. The properties are located at 26489 Scenic Road & 
26454 Carmelo Street, Carmel (APN: 009-471-014-000, 009-471-
025-000, and 009-471-026-000), Carmel Area Land Use Plan, 
Coastal Zone. The parcels are zoned Medium Density Residential 
with a 2 units per acre density, Design Control overlay, and a 
maximum allowable height of 18 feet in the Coastal Zone, or 
“MDR/2-D(18)(CZ)”, which allows for the construction of an 
Accessory Dwelling Unit, subject to the granting of a Coastal 
Administrative Permit and Design Approval in each case, per Title 
20 section 20.12.040. The project additionally involves 
development within 750 feet of a known archaeological resource 
and 100 feet of an environmentally sensitive habitat area, and 
therefore requires the granting of a Coastal Development Permit in 
each case per Title 20 section 20.12.030. Finally, the project 
involves a merger of three legal lots of record into one parcel, which 
requires the granting of a Coastal Development Permit pursuant to 
Title 20 section 20.12.050. Therefore, the project is an allowed land 
use for this site. 

  d)  The project planner conducted a site inspection on April 27, 2023 to 
verify that the project on the subject parcel conforms to the plans 
listed above.   

  e)  Lot Legality. Two of the subject properties (Assessor’s Parcel 
Numbers 009-471-014 (0.25 acres) and 009- 471-025 (0.46 acres)) 
were recognized as legal lots of record through recordation of 
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Certificates of Compliance Nos. CC100021 (Clerk Recorders 
Document No. 2010014565) and CC100020 (Clerk Recorders 
Document No.  2010014564). APN: 009-471-026 (0.14 acres) is 
separately shown as Lot 19 of Block B21, as shown on “Map of 
Addition No. 7 to Carmel-by-the-Sea” filed in Volume 2, Cities and 
Towns, Page 24. Therefore, the County recognizes the three legal 
lots of record. After implementation of the project, only one legal 
lot of record will remain (see Finding 7).  

  f)  Design/Neighborhood and Community Character. Pursuant to Title 
20, Chapter 20.44, the project site and surrounding area are 
designated as a Design Control Zoning District (“D” zoning 
overlay), which is intended to regulate the location, size, 
configuration, materials, and colors of structures and fences to 
assure the protection of the public viewshed and neighborhood 
character. The ADU’s colors and materials consist of local Carmel 
stone, wood siding, wood shake roofing, driftwood trellising, and 
energy-efficient windows and doors. The residences within the 
vicinity have eclectic architectural styles, ranging from modern to 
craftsmen-style homes. The exterior finishes blend with the 
surrounding built environment and are consistent with the 
surrounding residential neighborhood character. The design is also 
compatible and comparable to the main residence, as required by 
Title 20 section 20.64.030.D.9. Therefore, the project development 
assures visual integrity and compatibility with the surrounding 
neighborhood. The project, as designed and sited, assures protection 
of the public viewshed, is consistent with the neighborhood 
character, and assures visual integrity. See subsequent evidence “h”. 

  g)  Development Standards. Pursuant to Title 20 section 20.12.060, 
detached habitable structures within the MDR zoning district shall 
have setbacks of at least 50 feet for the front, 6 feet for the sides, 
and 6 feet for the rear. Additionally, the maximum allowable height 
for accessory structures within this zoning district is 15 feet. As 
proposed, the ADU will be setback 95 feet (front), 6 feet (east side), 
over 100 feet (west side), and 10 feet (rear). The project 
development will have a height of 12 feet 8 inches above the 
average natural grade. The subject property has an allowable 
building site coverage of 35 percent. As illustrated, the project will 
result in a lot coverage of 12.6 percent. Therefore, the property 
complies with the required site development standards based on the 
applicable zoning district. 

  h)  Scenic and Visual Resources.  Map A of the Carmel Area LUP 
indicates which areas of the Carmel LUP fall within the Local 
Coastal Program General Viewshed, which includes views from 
Highway 1, Scenic Road, and public lands within the Carmel 
segment and Carmel City Beach. As seen on Map A of the Carmel 
Area LUP, the subject property is within the “General viewshed”. 
Key Policy 2.2.2 of the Carmel Area Land Use Plan requires that 
development be subordinate to the natural scenic character of the 
area and must conform to the basic viewshed policy of minimum 
visibility. The project development will not be visible from 
Highway 1 or Point Lobos. The project site is, however, located on 
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a locally designated scenic roadway (i.e., Scenic Road) and a 
designated public viewing area. Due to changes in topography and 
the existing structures on the property, the project development will 
generally not be visible from publicly accessible roadways, 
including Scenic Road. Visibility of the ADU from portions of 
Scenic Road and Carmel River Beach is limited to the upper portion 
of the ADU roof. The visible portions of the development would be 
distant and unobtrusive due to the siting (setback in the eastern 
corner) and the existence of Monterey cypress trees. Accordingly, 
and per Carmel Area LUP Policy 2.2.3.1, the project is designed 
and sited appropriately, and would not detract from the natural 
beauty of the scenic shoreline, undeveloped ridgelines, and slopes in 
the public viewshed. Consistent with Carmel Area LUP Policy 
2.2.3.2, the project is set back from Scenic Road, and minimally 
visible due to topography and existing structures (e.g., neighboring 
residences). The project is designed with materials consistent with 
the existing residence, which align with the surrounding 
environment (e.g., Carmel stone, wood siding, wood shake roofing 
(Carmel Area LUP Policy 2.2.3.6 and 2.2.4.10(c)). All exterior 
lighting will comply with a standard Monterey County condition of 
approval and will be adequately shielded or downlit, consistent with 
the design requirements set by the Carmel Area LUP. Therefore, the 
project is consistent with the Visual Resources policies of Carmel 
Area Land Use Plan and will have no adverse impact on visual 
resources. 

  i)  Cultural Resources. The project site is in an area identified in 
County records as having a high archaeological sensitivity and as 
being within 750 feet of numerous known archaeological resources. 
Therefore, a Coastal Development Permit is required. In this case, 
the criteria to grant said permit have been met. 
 
In accordance with Carmel Coastal Implementation Plan Section 
20.146.090, any new development being proposed within high-
sensitivity zones must complete a Phase I Archaeological Survey. 
According to the prepared Phase I Archaeological Survey (County 
of Monterey Library No. LIB100224) prepared by Mary Doane in 
2000, the subject property is within the boundaries of an 
archaeologically significant resource (CA-MNT-17). In 2022, Basin 
Research Associates prepared a project-specific Phase II 
Archaeological Report (County of Monterey Library No. 
LIB220251).  This archaeological report reviewed the conclusions 
of two archaeological reports prepared by Basin Research 
Associates in 2003 and 2010, conducted additional auger testing, 
and reviewed available literature. In 2003, a single-family dwelling 
addition was constructed. Prior to construction, archaeological 
subsurface testing (12 feet long by 2 feet white, by 6 feet deep) was 
conducted and yielded no significant cultural resources; the soil was 
clean, coarse sand turning to dark coarse sand with limited shell 
flecks. During construction of the addition and other site 
improvements (sewer connection, driveway, utility connection), 
monitoring was conducted. Based on the monitor’s observation, 
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“the project site, while mapped within the boundary of CA-MNT-
17, appears to have a very low sensitivity for significant subsurface 
prehistoric archaeological resources.” In 2022, Basin Research 
Associates conducted additional auger testing within the proposed 
ADU footprint to depths between 18 and 51 inches. Numerous 
fragments of the decorative rock (shale/flagstone) associated with 
the existing residence were recovered from the auger samples at 
various depths. No cultural materials were observed. Though no 
cultural resources were identified within the proposed development 
footprint, Basin Research Associates states, “cultural deposit is 
present within the project site and immediately adjacent areas at an 
approximate depth of 6-7 feet below the current surface.” 
Accordingly, the Project Archaeologist recommended that the 
project’s ground disturbance not exceed 24-30 inches below 
existing surface contours. The Project Archaeologist only 
recommended additional auger testing or monitoring if development 
depths exceeded 24 inches. The ADU incorporated a “mat 
foundation” design, which avoids the need for piers or footings and 
minimizes excavation (18 inches). Therefore, as designed, the 
project minimizes and/or avoids known and unknown 
archaeological resources (Carmel Area CIP sections 
20.146.090.D(1) and (3)). To ensure impacts remain less than 
significant, Basin’s recommendations have been incorporated herein 
as a mitigation measure, as required by Carmel Area CIP section 
20.146.090.D.2. Mitigation Measure CUL-1 requires a qualified 
archaeological to review the final construction plans to confirm that 
excavation will not exceed 24-30 inches. Implementation of the 
Mitigation Measure CUL-1 and compliance with the standard 
Monterey County Condition of Approval (on-call archaeological 
monitor) will ensure impacts remain less than significant. Therefore, 
as proposed, conditioned, and mitigated, the potential for 
inadvertent impacts on cultural resources is limited, and the project 
will avoid or substantially minimize impacts on archaeological 
resources (Carmel Area LUP Policy 2.8.3).  

  j)  Forest Resources. No protected trees will be removed. Retained 
trees will be protected in place (Condition No. 15). 

  k)  Accessory Dwelling Unit. The ADU complies with the regulations 
and standards contained in Title 20 section 20.64.030. See Finding 
No. 8 and supporting evidence.  

  l)  Environmentally Sensitive Habitat Area. The proposed project is 
located within 100 feet of environmentally sensitive habitat area. 
Therefore, a Coastal Development Permit is required. In this case, 
the criteria to grant said permit have been met (see Finding No. 6 
and supporting evidence).  

  m)  Land Use Advisory Committee. The project was referred to the 
Carmel Highlands Land Use Advisory Committee (LUAC) for 
review. Based on the LUAC Procedure guidelines adopted by the 
Monterey County Board of Supervisors, this application did warrant 
referral to the LUAC. On April 17, 2023, the Carmel Highlands 
LUAC voted 6-0 in support of the project, with the recommendation 
that the property owner and neighbor come to an agreement on how 
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to handle erosion on the northeastern portion of the property. 
During this meeting, a member of the public (neighbor) raised 
concerns about the removal of non-native trees increasing erosion. 
Members of the LUAC had comments regarding the height and 
design of the ADU, potential impacts to archaeological resources, 
ADU regulations, solar panels, and whether the resulting one lot 
could be subdivided in the future. All comments and questions of 
the LUAC were addressed by HCD-Planning staff and the 
Applicant/Owner. Consistent with applicable requirements of Title 
16, Chapters 16.08 and 16.12, erosion control shall be installed 
during construction, and the Applicant/Owner shall not cause or 
allow the continued existence of a condition on any site that is 
causing or is likely to cause accelerated erosion. A Stormwater 
Control Plan was prepared and found that erosion will be avoided 
by dispersing runoff into vegetated areas and pervious pavement. 
Per Title 16 section 16.08.010, this recommendation shall be 
incorporated into the final construction plans. Approximately 2,300 
square feet of landscaped area is proposed for infiltration of runoff. 
HCD-Engineering Services reviewed the project and did not 
recommend any conditions of approval. Also see Finding No. 1, 
Evidence g” and “i”, Finding No. 5 and supporting evidence, and 
Finding No. 8 and supporting evidence.   

  n)  The application, project plans, and related support materials 
submitted by the project applicant to County of Monterey HCD-
Planning for the proposed development found in Project File 
PLN210331. 

    
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the use 

proposed. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning, Cypress Fire Protection 
District, HCD-Engineering Services, HCD-Environmental Services, 
and Environmental Health Bureau. There has been no indication 
from these departments/agencies that the site is not suitable for the 
proposed development. Conditions recommended have been 
incorporated. 

  b)  Staff identified potential impacts to archaeological, historic 
resources, and soils/slope stability. The following reports have been 
prepared: 
- “Preliminary Archaeological Reconnaissance” (County of 

Monterey Library No. LIB100224) prepared by Mary Doane 
and Trudy Haversat, Salinas (September 20, 2000).  

- “Updated – Archaeological Assessment” (County of Monterey 
Library No. LIB220251) prepared by Colin Busby, San 
Leandro (October 21, 2022).  

- “Stormwater Control Plan” (County of Monterey Library No. 
LIB220252) prepared by Jennifer Rudolph, Monterey (August 
2024).  

- “Geotechnical Investigation” (County of Monterey Library No. 
LIB230104) prepared by Dusty Osburn, Watsonville (January 
24, 2022). 
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- “Addendum to Biotic Assessment” (County of Monterey 
Library No. LIB230103) prepared by Kathleen Lyons, Carmel 
(July 5, 2022).  

The above-mentioned technical reports by outside consultants 
indicated that there are no physical or environmental constraints that 
would indicate that the site is not suitable for the use proposed.  
County staff has independently reviewed these reports and concurs 
with their conclusions.   

  c)  Staff conducted a site inspection on April 27, 2023 to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials 
submitted by the project applicant to the Monterey County HCD - 
Planning for the proposed development found in Project File 
PLN210331. 

    
3.  FINDING:  HEALTH AND SAFETY - The establishment, maintenance, or 

operation of the project applied for will not under the circumstances 
of this particular case be detrimental to the health, safety, peace, 
morals, comfort, and general welfare of persons residing or working 
in the neighborhood of such proposed use. Additionally, the 
establishment, maintenance, or operation of the project applied for 
will not under the circumstances of this particular case be 
detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD - Planning, Cypress Fire 
Protection District, HCD- Engineering Services, Environmental 
Health Bureau, and HCD - Environmental Services.  The respective 
agencies have recommended conditions, where appropriate, to 
ensure that the project will not have an adverse effect on the health, 
safety, and welfare of persons either residing or working in the 
neighborhood.   

  b)  Necessary public facilities will continue to be provided. The project 
site is supplied water by California American Water, which will 
continue to serve the proposed main residence. Carmel Area 
Wastewater District will continue to provide wastewater treatment 
to the main residence via an existing sewer main. The project 
involves transfers 15 water fixtures from the main residence to the  
ADU. 

  c)  Staff conducted a site inspection on April 27, 2023 to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials 
submitted by the project applicant to the County of Monterey HCD 
- Planning for the proposed development found in Project File 
PLN210331. 

    
4.  FINDING:  NO VIOLATIONS - The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
active code enforcement cases exist on the property. However, a 
prior condition of approval has not been adhered to. Issuance of this 
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permit will bring the property back into compliance with the 
requirements of this condition.  

 EVIDENCE: a)  Staff reviewed County of Monterey HCD - Planning and Building 
Services Department records and is not aware of any violations 
existing on subject property. However, a prior condition of approval 
requiring restoration of the southwest portion of the property has not 
been adhered to on an on-going basis. Issuance of this permit will 
bring the property back into compliance with the requirements of 
this condition (see Finding 6 evidence “c”).  

  b)  Staff conducted a site inspection on April 27, 2023 and researched 
County records to assess if any violation exists on the subject 
property.   

  c)  The application, plans and supporting materials submitted by the 
project applicant to County of Monterey HCD-Planning for the 
proposed development are found in Project File PLN210331.  

    
5.  FINDING:  CEQA (Mitigated Negative Declaration) - Based on the whole 

record before the County of Monterey Planning Commission, there 
is no substantial evidence that the project as designed, conditioned, 
and mitigated, will have a significant effect on the environment. The 
Mitigated Negative Declaration reflects the independent judgment 
and analysis of the County. 

 EVIDENCE: a)  Pursuant to Public Resources Code section 21083, and California 
Environmental Quality Act (CEQA) Guidelines sections 15063(a) 
and 15063(b)(2), the Lead Agency shall conduct environmental 
review in the form of an Initial Study to determine if the Project 
may have a significant effect on the environment, and shall prepare 
a Negative Declaration if there is no substantial evidence that the 
Project or any of its aspects may cause a significant effect on the 
environment. 

  b)  County of Monterey HCD-Planning prepared an Initial Study 
pursuant to CEQA which is on file in the offices of HCD-Planning 
and is hereby incorporated by reference (PLN210331). 

  c)  There is no substantial evidence, based upon the record as a whole, 
that, as mitigated, the Project will have a significant effect on the 
environment. The Initial Study identified several potentially 
significant effects, but the applicant has agreed to proposed 
mitigation measures that avoid the effects or mitigate the effects to a 
point where clearly no significant effects would occur. Based upon 
its analysis of the Initial Study, HCD-Planning prepared a mitigated 
negative declaration. 

  d)  The Draft Initial Study and Mitigated Negative Declaration 
(IS/MND) for HCD-Planning File No. PLN210331 was prepared in 
accordance with the CEQA Guidelines, filed with the County Clerk 
on April 9, 2025, and circulated for public review from April 9 
through May 9, 2025 (SCH No. 2025040521). 

  e)  See supporting Finding Nos. 1 and 2. The application, project plans, 
and related support materials submitted by the project applicant to 
County of Monterey HCD-Planning found in Project File 
PLN210331. 
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  f)  Resource areas that were analyzed in the IS/MND included: 
aesthetics, air quality, biological resources, cultural resources, 
energy, geology and soils, greenhouse gas emissions, hazards and 
hazardous materials, hydrology and water quality, land use and 
planning, noise, transportation, tribal cultural resources, and utilities 
and service systems. 

  g)  The County identified potentially significant impacts to biological 
resources, cultural resources, and tribal cultural resources. 
Mitigation measures have been proposed to reduce the identified 
impacts to a level of less than significant. Implementation of 
Mitigation Measure BIO-1 requires preparation and implementation 
of a Coastal Dune Scrub Revegetation Plan to restore and enhance 
the property’s environmentally sensitive habitat area. Mitigation 
Measure CUL-1 requires a qualified archaeologist to review the 
construction plans to confirm that the recommendations of the 2022 
Archaeological Report are implemented. Mitigation Measure TR-1 
requires that a tribal monitoring, culturally and traditionally 
affiliated with the vicinity of the project, monitor initial ground 
disturbing activities. All other standard topics of environmental 
analysis were found to have less than significant impacts or no 
impacts. These mitigation measures have been incorporated into the 
Project as conditions of approval (Condition Nos. 18, 19, and 20). 

  h)  Pursuant to Public Resources Code section 21080.3.1, County of 
Monterey HCD-Planning consulted with local Native American 
tribes in 2023. The Esselen Tribe of Monterey County requested 
the on-site presence of a Native American monitor to observe 
excavation activities associated with the development of the site. In 
addition, the Esselen Tribe of Monterey County requested that they 
be included in any resource recovery program or reburial. Given the 
project’s proximity to known archaeological resources, a mitigation 
measure is required to reduce potential impacts to unknown tribal 
cultural resources to a less than significant level. Mitigation 
Measure No. TR-1 (described below) would require a Tribal 
Monitor be on site during ground disturbance to ensure that tribal 
cultural artifacts or human remains are treated with the appropriate 
dignity and respect if discovered. With implementation of the 
County’s condition of approval for cultural resources (PD003B) and 
Mitigation Measure No. TR-1, the potential impact on tribal cultural 
resources would be less than significant. 

  i)  All Project changes required to avoid significant effects on the 
environment have been incorporated into the Project and/or are 
made conditions of approval. A Condition Compliance and 
Mitigation Monitoring and/or Reporting Plan has been prepared in 
accordance with County of Monterey regulations, is designed to 
ensure compliance during Project implementation, and is hereby 
incorporated herein by reference. The applicant must enter into an 
“Agreement to Implement a Mitigation Monitoring and/or 
Reporting Plan” as a condition of Project approval. 

  j)  Analysis in the Initial Study and the record as a whole indicate the 
Project could result in changes to the resources listed in section 
753.5(d) of the California Department of Fish and Wildlife (CDFW) 
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regulations. All land development projects that are subject to 
environmental review are subject to a state filing fee plus the 
County recording fee, unless CDFW determines that the Project will 
have no effect on fish and wildlife resources. For purposes of the 
Fish and Game Code, the Project may have a significant adverse 
impact on the fish and wildlife resources upon which the wildlife 
depends. The Initial Study was sent to CDFW for review, comment, 
and recommendation of necessary conditions to protect biological 
resources in this area. The Project will be required to pay the state 
fee plus a fee payable to the County of Monterey Clerk/Recorder for 
processing said fee and posting the Notice of Determination. No 
comments were received from CDFW. 

  k)  During public review period of the Initial Study, two members of 
the public submitted comments. A neighbor requested that the ADU 
be relocated towards the main residence to reduce its visibility from 
their private residence. Private views are not protected by Monterey 
County Code or CEQA Guidelines. The Open Monterey Project 
(TOMP) commented on the environmental document, contending 
the accuracy of the IS/MND by claiming that it failed to disclose 
that a tribal cultural resource was found in close proximity to the 
project development site in 2010, omitted critical LUP policies that 
protected tribal cultural resources, and did not analyze the removal 
of natural boulders and rock outcroppings. Additionally, TOMP 
questioned the conclusions of the 2022 Archaeological Assessment 
(County of Monterey Library No. LIB220251), asserting that auger 
testing does not adequately identify potential resources. TOMP 
asserts that Mitigation Measure TR-1 should include an 
archaeological monitor, and monitoring shall occur during all 
ground-disturbing activities, not just initial ground disturbance. The 
IS/MND disclosed the high archaeological sensitivity of the area 
and that cultural resources are known to exist in proximity to the 
project site, an area known as “Carmel Point”. Information provided 
by TOMP does not provide significant new information that would 
increase the severity of the identified potential impact on tribal 
cultural resources. Finally, locations of artifacts are generally 
confidential to minimize the potential of looting, vandalism, or 
damage.  No boulder or rock outcropping removal is proposed, and 
therefore, no impact will occur to these resources. Mitigation 
Measure TR-1’s requirement that tribal monitoring occur during 
“initial project-related grading and excavation” has been clarified to 
include ground disturbance associated with the foundation, utilities, 
and tree removal, but not the moving of soils previously excavated 
for the project. This clarification and amplification does not warrant 
recirculation pursuant to CEQA Guidelines section 15074.1. Other 
minor revisions, including to correct typos, were made and are 
attached to the June 11, 2025 staff report.  

  l)  Through adoption of the IS/MND, and in accordance with CEQA 
Guidelines section 15064(f)(3), the Planning Commission finds that 
the public comment provided on the IS/MND does not provide 
substantial evidence that the project may result in a significant 
effect on the environment. 
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  m)  Pursuant to CEQA Guidelines section 15064(f)(4), public 
controversy over the environmental effects of a project alone does 
not trigger an EIR. The Planning Commission has considered the 
application, public comment, technical studies/reports, the staff 
report that reflect the County’s independent judgment, and 
information and testimony presented during public hearing and 
finds that 1) there is no substantial evidence submitted to the Lead 
Agency indicating either inaccuracies or that the proposed project 
may have a significant effect on the environmental and 2) that 
Mitigated Negative Declaration properly analyzes the project’s 
potential impacts. See the evidence of this Finding, and Finding 
Nos. 2, 3, 6, and the supporting evidence referenced in each 
respective Finding. 

  n)  The County of Monterey Planning Commission considered the 
Mitigated Negative Declaration, along with the Combined 
Development Permit, at a duly noticed public hearing held on June 
11, 2025. 

  o)  County of Monterey HCD-Planning, located at 1441 Schilling 
Place, 2nd Floor, Salinas, California, 93901, is the custodian of 
documents and other materials that constitute the record of 
proceedings upon which the decision to adopt the Mitigated 
Negative Declaration is based. 

  p)  The application, project plans, and related support materials 
submitted by the project applicant to County of Monterey HCD-
Planning for the proposed development found in Project File 
PLN210331. 

    
6.  FINDING:  DEVELOPMENT WITHIN 100 FEET OF 

ENVIRONMENTALLY SENSITIVE HABITAT - The subject 
project avoids or minimizes impact on environmentally sensitive 
habitat areas in accordance with the applicable goals and policies of 
the Carmel Area LUP, Coastal Implementation Plan, and applicable 
zoning codes. 

 EVIDENCE: a)  The project includes an application for development within 100 feet of 
environmentally sensitive habitat areas (ESHA). In accordance with 
the applicable policies of the Carmel Area LUP and the County of 
Monterey Zoning Ordinance (Title 20), a Coastal Development Permit 
is required, and the authority to grant said permit has been met. 

  b)  The policies in Chapter 2.3 of the Carmel Area LUP are directed at 
maintaining, protecting, and where possible enhancing sensitive 
habitats. Policy 2.3.3.1 of the Carmel Area LUP requires that the 
construction of structures be avoided within critical and sensitive 
habitat areas and sites of known rare and endangered species of plants 
and animals. Development within 100 feet of ESHA shall be at a 
density compatible with the protection and maintenance of the 
adjoining resources and compatible with the long-term maintenance of 
the resource. As sited and mitigated, the project is consistent with 
applicable policies regarding the avoidance and minimization of 
habitat disruption. 

  c)  A Biological Report was prepared pursuant to Carmel Area LUP 
Policy 2.3.3.5 to determine whether ESHA exists on the subject 
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property. Biotic Resources Group (BRG) conducted a comprehensive 
assessment of biological resources on the subject property in 2003. 
BRG subsequently amended their initial assessment with results from 
a survey conducted in 2022, which focused on the location of the 
proposed ADU (County of Monterey Library No. LIB230104). In 
2003, a revegetation plan was required to mitigate a previous project’s 
removal of coastal dune scrub; however, results of the 2022 
assessment showed the restoration area (south corner of the property) 
had been encroached by nonnative, invasive ice plant and nonnative 
landscape plantings over the last 20 years. Therefore, the biologist 
recommended that the previously designated dune scrub revegetation 
area should be restored and enhanced during construction of the new 
ADU. Inadvertent impacts to native dune scrub in the Project area 
during ADU construction would also be mitigated by this restoration. 
This requirement has been incorporated as Mitigation Measure BIO-1 
(Condition No. 18). No other special status plants or animal species 
were identified in 2022.  

  d)  Carmel Area LUP Policy 2.3.3.2 stipulates land uses adjacent to 
locations of environmentally sensitive habitats shall be compatible 
with the long-term maintenance of the resources. Further, Carmel 
Area LUP Policy 2.3.3.3 requires that new development be proposed 
at a density that ensures the maintenance of adjacent sensitive habitat. 
Although the footprint of the ADU is not within dune scrub habitat, 
construction of the  ADU may inadvertently remove native, sensitive 
dune scrub habitat vegetation. In accordance with Carmel Area LUP 
Policy 2.3.3.7, the project minimizes the amount of indigenous 
vegetation removal. Mitigation Measure BIO-1 requires a qualified 
biologist to prepare a Coastal Dune Scrub Revegetation Plan that 1) 
restores the southern corner of the property and other native 
vegetation areas that are disturbed by the implementation of the 
proposed project; and 2) eradicates invasive species. Condition No. 5 
requires the introduction of native species into the landscaping. 
Implementation of Mitigation Measure BIO-1 and Condition No. 5 is 
consistent with the requirements of Carmel Area LUP Policies 2.3.3.2 
(long-term maintenance of habitat), 2.3.3.3 (compatible density), and 
2.3.3.8 (native landscaping).  

  e)  Condition No. 13 requires that the Applicant/Owner obtain a bird 
nesting survey. Should protected avian species or their nests occupy 
nearby trees, the Applicant/Owner shall incorporate the biologist’s 
recommendations to avoid impacts to avian species 

  f)  The project planner conducted a site inspection on April 27, 2023, to 
verify that the proposed project on the subject parcel conforms to the 
applicable plans and Title 20 requirements relating to EHSA. 

  g)  The application, plans, and supporting materials submitted by the 
project applicant to County of Monterey HCD-Planning for the 
proposed development are found in project file PLN210331. 
 

7.  FINDING:  LOT LINE ADJUSTMENT – Section 66412(d) of the California 
Government Code (Subdivision Map Act) and Title 19 (Subdivision 
Ordinance – Coastal) of the Monterey County Code (MCC) allow a 
lot line adjustment that meets the following standards: 
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1. The lot line adjustment is between four or fewer existing 
adjoining parcels; 

2. A greater number of parcels than originally existed will not be 
created as a result of the lot line adjustment; and 

3. The parcels resulting from the lot line adjustment conform to 
the County’s general plan, any applicable specific plan, any 
applicable coastal plan, and zoning and building ordinances. 

As proposed, the project meets these standards.  
 EVIDENCE: a)  The parcels are zoned Medium Density Residential, 2 units per acre, 

with a Design Control overlay and 18-foot height limit (Coastal 
Zone) [MDR/2-D (18) (CZ)]. 

  b)  The lot line adjustment is between four or fewer existing adjoining 
parcels. The three existing legal lots of record have a total combined 
area of 0.85 acres (see Finding 1, evidence “e”). After the adjustment, 
there will be one lot containing 0.85 acres or 36,914 square feet.  

  c)  The lot line adjustment will not create a greater number of parcels 
than originally existed. Three contiguous separate legal parcels of 
record will be merged, resulting in one legal lot of record.  Therefore, 
no new parcels will be created. 

  d)  The lot line adjustment is consistent with the Monterey County 
Zoning Ordinance (Title 20). County staff verified that the subject 
property is in compliance with all rules and regulations pertaining to 
the use of the property, and that no violations exist on the property 
(see Finding Nos. 1, 2, 3, and 4; and supporting evidence). 

  e)  The subject properties are zoned for residential purposes. After 
implementation of the project, the resulting parcel will be developed 
with a single-family dwelling, an accessory dwelling unit, accessory 
structure, and a driveway.  No changes in use are proposed. None of 
the property area is under Williamson Act contract or used for 
agricultural purposes. 

  f)  The lot line adjustment does not interfere with existing access 
and/or utility easements, which will remain unchanged. 

  g)  As an exclusion to the Subdivision Map Act, no map is recorded for a 
Lot Line Adjustment. To appropriately document the boundary 
changes, execution and recordation of deeds reflecting the lot line 
adjustment as well as a Certificate of Compliance for each adjusted lot 
is required per incorporated standard conditions of approval 
(Condition Nos. 7 and 8). 

  h)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN210331. 
 

8. FINDING:  ACCESSORY DWELLING UNIT – The project meets the 
established regulations and standards as identified in Title 20, 
Section 20.64.030.  

 EVIDENCE: a)  Title 20, Section 20.64.030 establishes regulations and standards for 
which an accessory dwelling unit, accessory to the main residence 
on a lot, may be permitted. The project includes the construction of 
a 1,056 square foot detached Accessory Dwelling Unit that includes 
independent living facilities, as shown in the attached plans. 
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  b)  The ADU is below the maximum 1,200 square foot floor area and 
will be the first ADU on the lot. The ADU is sited approximately 40 
feet east of the existing single-family dwelling and meets all setback 
standards.  

  c)  Consistent with Title 20 section 20.58.040, the ADU will have one 
parking space located in the auto court.  

  d)  The ADU meets the required site development standards and design 
criteria as defined in Title 20 section 20.12.060 and Chapter 20.44 
(See Finding 1, Evidence “f” and “g”). 

  e)  The application was reviewed by the Environmental Health Bureau 
(EHB) to ensure adequate sewage disposal and water supply 
facilities exist and are readily available to serve the ADU. EHB 
made the determination that the property has adequate public 
facilities, and no further comments or conditions were provided 
(See Finding 3). 

  f)  The application, plans, and supporting materials submitted by the 
project applicant to County of Monterey HCD-Planning for the 
proposed development are found in Project File PLN210331.  
 

9. FINDING:  PUBLIC ACCESS – The project is in conformance with the public 
access and recreation policies of the Coastal Act (specifically 
Chapter 3 of the Coastal Act of 1976, commencing with Section 
30200 of the Public Resources Code) and applicable Local Coastal 
Program, and does not interfere with any form of historic public use 
or trust rights. 

 EVIDENCE: a)  No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.146.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated. 

  b)  No evidence or documentation has been submitted or found 
showing the existence of historic public use or trust rights over this 
property. 

  c)  The subject property is not described as an area where the Local 
Coastal Program requires visual or physical public access (Carmel 
Area, Figure 3, Local Coastal Program Public Access). 

  d)  The application, project plans, and related support materials 
submitted by the project applicant to County of Monterey HCD-
Planning found in Project File PLN210331. 

 
8.  FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Board of Supervisors and the California Coastal Commission. 
 EVIDENCE: a)  Board of Supervisors. Pursuant to CEQA Guidelines section 15074(f), 

when a non-elected decision-making body within a local lead agency 
adopts a negative declaration, that adoption may be appealed to the 
agency’s elected decision-making body. Additionally, pursuant to Title 
20 section 20.86.030, an appeal may be made to the Board of 
Supervisors by any public agency or person aggrieved by a decision of 
an Appropriate Authority other than the Board of Supervisors. 

  b)  California Coastal Commission. Pursuant to Title 20 section 
20.86.080.A, the project is subject to appeal by/to the California Coastal 
Commission because the site involves a conditionally allowed use (lot 
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line adjustment, and development within 750 feet of known 
archaeological resources and 100 feet of environmentally sensitive 
habitat). 

DECISION 

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

1. Adopt a Mitigated Negative Declaration pursuant to CEQA Guidelines section 15074;
and

4) Approve a Combined Development Permit consisting of:
a. Coastal Administrative Permit and Design Approval to allow construction of a

1,056 square foot Accessory Dwelling Unit;
b. Coastal Development Permit to allow a Lot Line Adjustment to merge three legal

lots of record into one 36,914 square foot (0.85 acre) lot;
c. Coastal Development Permit to allow development within 750 feet of

archaeological resources; and
d. Coastal Development Permit to allow development within 100 feet of

environmentally sensitive habitat area;
2. Adopt a Mitigation Monitoring and Reporting Plan.

PASSED AND ADOPTED this 11th day of June 2025 upon motion of Commissioner Diehl, 
second by Commissioner Gomez and passed by the following vote: 

AYES: Mendoza, Gomez, Diehl, Gonzalez, Work, Shaw, Hartzell, Roberts, Getzelman 
NOES: None 
ABSENT: Monsalve 
ABSTAIN: None 

________________________________________ 
Melanie Beretti, AICP 

Planning Commission Secretary 

COPY OF THIS DECISION MAILED TO APPLICANT ON AUGUST 1, 2025. 

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.  

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE AUGUST 11, 2025. 

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION 
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE 
COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN APPEAL FORM 
MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER INFORMATION, 
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE 
300, SANTA CRUZ, CA 

Docusign Envelope ID: 09319ED1-775F-4037-B42F-EAEDD831982E
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This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary permits 

and use clearances from Monterey County HCD-Planning and HCD-Building Services 
Department office in Salinas.   

 
2. This permit expires 3 years after the above date of granting thereof unless construction or use is 

started within this period.  
 
 

Docusign Envelope ID: 09319ED1-775F-4037-B42F-EAEDD831982E



Conditions of Approval/Implementation Plan/Mitigation Monitoring 

and Reporting Plan

PLN210331

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN210331) allows 1) a Coastal Administrative 

Permit and Design Approval to allow construction of a 1,200 square foot accessory 

dwelling unit; 2) a Coastal Development Permit for a Lot Line Adjustment to merge 

three legal lots of record into one 36,914 square foot lot; 3) a Coastal Development 

Permit for development within 750 of archaeological resources; and 4) a Coastal 

Development Permit for development within 100 feet of environmentally sensitive 

habitat area. The properties are located at 26489 Scenic Road & 26454 Carmelo 

Street, Carmel (Assessor's Parcel Number 009-471-014-000, 009-471-025-000, and 

009-471-026-000), Carmel Area Land Use Plan, Coastal Zone.This permit was 

approved in accordance with County ordinances and land use regulations subject to 

the terms and conditions described in the project file.  Neither the uses nor the 

construction allowed by this permit shall commence unless and until all of the 

conditions of this permit are met to the satisfaction of the Director of HCD - Planning.  

Any use or construction not in substantial conformance with the terms and conditions 

of this permit is a violation of County regulations and may result in modification or 

revocation of this permit and subsequent legal action.  No use or construction other 

than that specified by this permit is allowed unless additional permits are approved by 

the appropriate authorities.  To the extent that the County has delegated any condition 

compliance or mitigation monitoring to the Monterey County Water Resources Agency , 

the Water Resources Agency shall provide all information requested by the County and 

the County shall bear ultimate responsibility to ensure that conditions and mitigation 

measures are properly fulfilled. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

7/30/2025Print Date: Page 1 of 15 5:31:14PM
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Combined Development Permit (Resolution Number 25-024) was approved by the 

Monterey County Planning Commission for Assessor's Parcel Numbers 

009-471-014-000, 009-471-025-000, and 009-471-026-000 on June 11, 2025. The 

permit was granted subject to 20 conditions of approval which run with the land. A copy 

of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

7/30/2025Print Date: Page 2 of 15 5:31:14PM
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3. PD003(B) - CULTURAL RESOURCES POSITIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If archaeological resources or human remains are accidentally discovered during 

construction, the following steps will be taken:

There shall be no further excavation or disturbance of the site or any nearby area 

reasonably suspected to overlie adjacent human remains until the coroner of the 

county in which the remain are discovered must be contacted to determine that no 

investigation of the cause of death is required.

If the coroner determines the remains to be Native American:

- The coroner shall contact the Native American Heritage Commission and HCD - 

Planning within 24 hours.

- The Native American Heritage Commission shall identify the person or persons from 

a recognized local tribe of the Esselen, Salinan, Costonoans/Ohlone and Chumash 

tribal groups, as appropriate, to be the most likely descendant.

- The most likely descendant may make recommendations to the landowner or the 

person responsible for the excavation work, for means of treating or disposing of, with 

appropriate dignity, the human remains and any associated grave goods as provided in 

Public Resources Code Section 5097.9 and 5097.993, Or

Where the following conditions occur, the landowner or his authorized representatives 

shall rebury the Native American human remains and associated grave goods with 

appropriate dignity on the property in a location not subject to further subsurface 

disturbance:

1.  The Native American Heritage Commission is unable to identify a most likely 

descendant or the most likely descendant failed to make a recommendation within 24 

hours after being notified by the commission.

2.  The descendant identified fails to make a recommendation; or

3.  The landowner or his authorized representative rejects the recommendation of the 

descendant, and the mediation by the Native American Heritage Commission fails to 

provide measures acceptable to the landowner.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading or building permits or approval of Subdivision 

Improvement Plans, whichever occurs first, the Owner/Applicant, per the archaeologist, 

shall submit the contract with a Registered Professional Archaeologist for on -call 

archaeological services should resources be discovered during construction activities . 

Submit the letter to the Director of the HCD – Planning for approval.

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans, on the 

Subdivision Improvement Plans, in the CC&Rs, and shall be included as a note on an 

additional sheet of the final/parcel map.

Prior to Final, the Owner/Applicant, per the Archaeologist , shall submit a report or letter 

from the archaeologist summarizing their methods, findings, and recommendations if 

their services are needed during construction or if no resources were found.

Compliance or 

Monitoring 

Action to be 

Performed:
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4. PD011(A) - TREE REMOVAL

PlanningResponsible Department:

Tree removal shall not occur until a construction permit has been issued in 

conformance with the appropriate stage or phase of development in this permit. Only 

those trees approved for removal shall be removed. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to tree removal, the Owner/ Applicant/ Tree Removal Contractor shall 

demonstrate that a construction permit has been issued prior to commencement of 

tree removal.

Compliance or 

Monitoring 

Action to be 

Performed:

7/30/2025Print Date: Page 4 of 15 5:31:14PM
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5. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning .  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor 's estimate 

of the cost of installation of the plan. The landscape plan shall implement the 

recommendations of the Coastal Dune Scrub Restoration Plan (Mitigation Measure 

BIO-1). Before occupancy, landscaping shall be either installed or a certificate of 

deposit or other form of surety made payable to Monterey County for that cost estimate 

shall be submitted to the Monterey County HCD - Planning. All landscaped areas and 

fences shall be continuously maintained by the applicant; all plant material shall be 

continuously maintained in a litter-free, weed-free, healthy, growing condition. (HCD - 

Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Coastal Dune Scrub Revegetation Plan .  

All landscape plans shall be signed and stamped by licensed professional under the 

following statement, "I certify that this landscaping and irrigation plan complies with all 

Monterey County landscaping requirements including use of native, drought-tolerant, 

non-invasive species; limited turf; and low-flow, water conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval .

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:
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6. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PD045 - COC (LOT LINE ADJUSTMENTS)

PlanningResponsible Department:

The applicant shall request unconditional Certificates of Compliance for the newly 

configured parcels. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the expiration of the entitlement, the Owner/Applicant/Surveyor shall prepare 

legal descriptions for each newly configured parcel and submit them to HCD -Planning 

for review and approval.  The legal descriptions shall be entitled "Exhibit A."  The legal 

description shall comply with the Monterey County Recorder 's guidelines as to form 

and content.  The Applicant shall submit the legal descriptions with a check, payable to 

the Monterey County Recorder, for the appropriate fees to record the Certificates of 

Compliance.

Prior to the expiration of the entitlement and after the Certificates are recorded, the 

Owner/Applicant shall file a request and pay the fees for separate assessments or 

combination assessments (for lot mergers) with the Assessor’s Office.

Compliance or 

Monitoring 

Action to be 

Performed:
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8. LOT LINE ADJUSTMENT DEED (NON-STANDARD CONDITION)

PlanningResponsible Department:

Owner(s)/Applicant(s) shall prepare, execute and record deeds that reflect the lot line 

adjustment as required by California Government Code §66412(d) and request an 

unconditional Certificate of Compliance for each of the adjusted parcels . 

(HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

1. An updated title report (current within 30 days) for each subject parcel of the lot line 

adjustment.

2. Draft legal descriptions, plats and closure calculations for each newly adjusted 

parcel of the lot line adjustment for which a Certificate of Compliance will be issued .  

The legal description, plat, and closure calculations shall be prepared by a professional 

land surveyor.  The legal description shall be entitled “Exhibit A” and shall have the 

planning permit no. (PLN) in the heading.  The plat may be incorporated by reference 

into Exhibit “A,” or be entitled Exhibit “B.”

3. Draft deeds for all adjustment parcels, being all areas being conveyed by Owners in 

conformance to the approved lot line adjustment.  The deeds shall contain a legal 

description and plat of the areas to be conveyed in conformance to the approved lot line 

adjustment.  The legal description, plat, and closure calculations shall be prepared by a 

professional land surveyor.  The legal description shall be entitled “Exhibit A” and shall 

have the planning permit no. (PLN) in the heading.  The plat may be incorporated by 

reference into Exhibit “A,” or be entitled Exhibit “B.”  The deed shall comply with the 

Monterey County Recorder's guidelines as to form and content.

a. The Owner(s)/Applicant(s) shall be responsible for ensuring the accuracy and 

completeness of all parties listed as Grantor and Grantee on the deeds.

b. Each deed shall state in the upper left corner of the document the party requesting 

the recording and to whom the recorded document shall be returned.

c. The purpose of the deed shall be stated on the first page of the deed, as follows: 

“The purpose of this deed is to adjust the parcel boundaries in conformance to the lot 

line adjustment approved by the County of Monterey, PLN210331.  This deed is being 

recorded pursuant to §66412(d) of the California Government Code and shall 

reconfigure the subject parcels in conformance to said approved lot line adjustment.”

PLEASE NOTE: Owner(s) is/are responsible for securing any reconveyance, partial 

reconveyance and/or subordination in connection with any loan, mortgage, lien or other 

financial obligation on all property being transferred between parties.

4. Following review and any corrections of the legal descriptions and plats by County 

Surveyor:

a. Owner/Applicant submit copies of the fully executed and acknowledged deed(s) for 

the adjustment parcels to the project planner for review & approval by County Surveyor

b. Owner/Applicant shall submit the legal description and plat for each Certificate of 

Compliance to HCD-Planning for final processing. 

c. Using a title company, execute the deeds before a notary public, and have the 

deeds recorded.

d. Owner/Applicant shall submit copies of all recorded deeds to the project planner.

Compliance or 

Monitoring 

Action to be 

Performed:
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9. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact  Fee (RDIF) pursuant to Monterey Code Chapter 12.90.  The fee amount shall 

be determined based on the parameters adopted in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the traffic mitigation fee. Owner/Applicant shall submit 

proof of payment to the HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:

10. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a Construction Management Plan (CMP) to HCD-Planning 

and HCD-Engineering Services for review and approval. The CMP shall include 

measures to minimize traffic impacts during the construction/grading phase of the 

project. 

CMP shall include, at a minimum, duration of the construction, hours of operation, truck 

routes, estimated number of truck trips that will be generated, number of construction 

workers, and on-site/off-site parking areas for equipment and workers and locations of 

truck staging areas. Approved measures included in the CMP shall be implemented by 

the applicant during the construction/grading phase of the project.

Condition/Mitigation 

Monitoring Measure:

1. Prior to issuance of the Grading Permit or Building Permit , 

Owner/Applicant/Contractor shall prepare a CMP and shall submit the CMP to the 

HCD-Planning and HCD- Engineering Services for review and approval.

2. On-going through construction phases Owner/Applicant/Contractor shall implement 

the approved measures during the construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

11. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

Prior to issuance of building permits, the Owner/Applicant shall pay the Countywide 

Traffic Fee or the ad hoc fee pursuant to General Plan Policy C-1.8.  The fee amount 

shall be determined based on the parameters in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits, the Owner/Applicant shall pay Monterey County 

HCD-Building Services the traffic mitigation fee. The Owner/Applicant shall submit 

proof of payment to HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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12. CC01 INDEMNIFICATION

County Counsel-Risk ManagementResponsible Department:

Owner/Applicant agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code section 

66474.9, defend, indemnify, and hold harmless the County of Monterey and/or its 

agents, officers, and/or employees from any claim, action, or proceeding against the 

County and/or its agents, officers, and/or or employees to attack, set aside, void, or 

annul this approval and/or related subsequent approvals, including, but not limited to, 

design approvals, which action is brought within the time provided for under law . 

Owner/Applicant shall reimburse the County for any court costs and attorney 's fees 

that the County may be required by a court to pay as a result of such action. 

The County shall notify Owner/Applicant of any such claim, action, and/or proceeding 

as expeditiously as possible. The County may, at its sole discretion, participate in the 

defense of such action. However, such participation shall not relieve Owner/Applicant 

of his/her/its obligations under this condition. Regardless, the County shall cooperate 

fully in defense of the claim, action, and/or proceeding.

(County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

This Indemnification Obligation binds Owner/Applicant from the date of approval of this 

discretionary development permit forward. Regardless, on written demand of the 

County County’s Office, Owner/Applicant shall also execute and cause to be notarized 

an agreement to this effect. The County Counsel’s Office shall send Owner /Applicant 

an indemnification agreement. Owner/Applicant shall submit such signed and notarized 

Indemnification Agreement to the Office of the County Counsel for County’s review and 

signature. Owner/Applicant shall then record such indemnification agreement with the 

County of Monterey Recorder’s Office. Owner/Applicant shall be responsible for all 

costs required to comply with this paragraph including, but not limited to, notary costs 

and Recorder fees.

Compliance or 

Monitoring 

Action to be 

Performed:

14. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

Any tree removal activity that occurs during the typical bird nesting season (February 

22-August 1), the County of Monterey shall require that the project applicant retain a 

County qualified biologist to perform a nest survey in order to determine if any active 

raptor or migratory bird nests occur within the project site or within 300 feet of 

proposed tree removal activity.  During the typical nesting season, the survey shall be 

conducted no more than 30 days prior to ground disturbance or tree removal.  If nesting 

birds are found on the project site, an appropriate buffer plan shall be established by 

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

No more than 30 days prior to ground disturbance or tree removal, the 

Owner/Applicant/Tree Removal Contractor shall submit to HCD -Planning a nest 

survey prepare by a County qualified biologist to determine if any active raptor or 

migratory bird nests occur within the project site or immediate vicinity.

Compliance or 

Monitoring 

Action to be 

Performed:
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15. PD049 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Prior to beginning any tree removal, trees which are located close to trees approved for 

removal shall be protected from inadvertent damage from equipment or tree removal 

activity by fencing off the canopy drip-lines and/or critical root zones (whichever is 

greater) with protective materials.  Any tree protection measures recommended by a 

County-approved tree consultant, in addition to the standard condition, shall be 

implemented. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to construction or tree removal, the Owner/Applicant/Tree Removal Contractor 

submit evidence of tree protection to HCD -Planning for review and approval.

After construction or tree removal, the Owner/Applicant/Tree Removal Contractor shall 

submit photos of the trees on the property to HCD -Planning to document that the tree 

protection has been successful or if follow-up remediation measures or additional 

permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

16. PD005 - FISH & GAME FEE NEG DEC/EIR

PlanningResponsible Department:

Pursuant to the State Public Resources Code Section 753.5, State Fish and Game 

Code, and California Code of Regulations, the applicant shall pay a fee, to be collected 

by the County, within five (5) working days of project approval.  This fee shall be paid 

before the Notice of Determination is filed.  If the fee is not paid within five (5) working 

days, the project shall not be operative, vested or final until the filing fees are paid . 

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Within five (5) working days of project approval, the Owner/Applicant shall submit a 

check, payable to the County of Monterey, to the Director of HCD - Planning.

If the fee is not paid within five (5) working days, the applicant shall submit a check, 

payable to the County of Monterey, to the Director of HCD - Planning prior to the 

recordation of the final/parcel map, the start of use, or the issuance of building permits 

or grading permits.

Compliance or 

Monitoring 

Action to be 

Performed:
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17. PD006 - CONDITION OF APPROVAL / MITIGATION MONITORING PLAN

PlanningResponsible Department:

The applicant shall enter into an agreement with the County to implement a Condition 

of Approval/Mitigation Monitoring and/or Reporting Plan (Agreement) in accordance with 

Section 21081.6 of the California Public Resources Code and Section 15097 of Title 

14, Chapter 3 of the California Code of Regulations.  Compliance with the fee schedule 

adopted by the Board of Supervisors for mitigation monitoring shall be required and 

payment made to the County of Monterey at the time the property owner submits the 

signed Agreement.  The agreement shall be recorded. (HCD- Planning)

Condition/Mitigation 

Monitoring Measure:

Within sixty (60) days after project approval or prior to the issuance of building and 

grading permits, whichever occurs first, the Owner/Applicant shall:

1)  Enter into an agreement with the County to implement a Condition of 

Approval/Mitigation Monitoring Plan.

2)  Fees shall be submitted at the time the property owner submits the signed 

Agreement.

 

3) Proof of recordation of the Agreement shall be submitted to  HCD-Planning.

Compliance or 

Monitoring 

Action to be 

Performed:
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18. MM001 (BIO-1) - COASTAL DUNE SCRUB REVEGETATION PLAN

PlanningResponsible Department:

The applicant shall submit a

coastal dune scrub revegetation plan to enhance the property’s environmentally 

sensitive habitat areas per the Carmel Area LUP. The plan shall be prepared by a 

qualified biologist and shall detail efforts to eradicate invasive species and restore and 

enhance the previously designated dune scrub revegetation area, located

along the portion of the property that abuts Scenic Road. The revegetation plan shall 

include the use of locally collected native dune species and should occur concurrently 

with Project activities. Native plants

within the Project impact area shall be salvaged and transplanted to the restoration 

area whenever feasible.

The restoration plan shall include success criteria and contingency measures . 

Revegetation and

enhancement should be completed within one (1) year of construction of the Project 

and should implement a post-restoration monitoring plan to ensure restoration 

success. If the botanist finds that restoration is successful after the first site 

assessment, no further action is required. If the botanist finds that restoration is not 

successful after the first site assessment, remedial measures, as recommended by 

the qualified botanist, should be included in the revegetation plan, and implemented , 

and further monitoring would be

required.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any building or grading permits, the applicant shall submit a 

biologist-prepared coastal dune scrub revegetation

plan to HCD-Planning for review and approval

Prior to issuance of any building or grading permit, the construction plans shall depict 

measures to protect all dune scrub vegetation

that is adjacent to the construction area. The plan shall specify the placement of both 

silt fencing

and plastic construction fencing along the edge of the dune scrub vegetation to be 

retained. The

plans shall specify that no construction work, equipment staging, or other activities are 

to occur

in these protected areas.

One year from the final inspection, the applicant shall demonstrate to HCD-Planning 

whether restoration activities were successful or if additional remedial measures are 

required.

Prior to final inspection, the applicant shall demonstrate to HCD-Planning that 

restoration activities have been initiated (eradicate

invasive species and replant/restore dune scrub habitat areas).

Compliance or 

Monitoring 

Action to be 

Performed:
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19. MM002 (CUL-1) - LIMITED SUBSURFACE EXCAVATION

PlanningResponsible Department:

Consistent with the recommendations from

Basin Research Associates’ 2022 Archaeological Assessment, the subsurface 

disturbance associated with the ADU, and surrounding area shall not exceed a 

maximum of 24-30 inches below the existing surface contour for installation of the 

floating foundation. If the disturbance is to exceed 24-30 inches, archaeological testing 

shall be completed by a qualified archaeologist.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of construction or

grading permits, the applicant shall submit documentation that the recommendations 

from

the Basin Research Associates 2022 

Archaeological Assessment have been incorporated

into the Project’s final design plans, specifically that the foundation and other project 

components will not exceed 24-30 inches below existing surface contours. A qualified 

archaeologist shall review the final design plans and provide a statement of 

compliance. The final design plans and statement of compliance shall be submitted to 

HCD-Planning for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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20. MM003 (TR-1) - ON-SITE TRIBAL MONITOR

PlanningResponsible Department:

To ensure that tribal cultural resources incur a less than significant impact if 

encountered, a Tribal Monitor approved by the appropriate tribe shall be onsite and 

observe project-related grading and excavation associated with the foundation, utilities, 

and tree removal, but not the moving of soils previously excavated for the project. This 

Tribal Monitor shall have the authority to require additional on-site monitors if deemed 

necessary to adequately observe ground disturbing activities and to temporarily halt 

work to examine any potentially significant cultural materials or features. If resources 

are discovered, the Applicant/Owner/contractor shall refer to and comply with County 

condition of approval PD003(B) as applicable. This mitigation is not intended to alleviate 

the responsibility of the owner or its agents from contacting the County Coroner and 

complying with State law if human remains are

discovered.

Condition/Mitigation 

Monitoring Measure:
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Prior to the issuance of construction permits

from HCD-Building Services, the Applicant/Owner shall include a note on the 

construction plans 

encompassing the language contained in Mitigation Measure No. TR-1, including all 

compliance 

actions. The Applicant/Owner shall submit said plans to HCD-Planning for review and 

approval.

Prior to the issuance of construction permits from 

HCD-Building Services, the Applicant/Owner shall submit evidence to the satisfaction 

of the Chief 

of HCD-Planning that a Tribal Monitor traditionally and culturally affiliated with the vicinity 

of 

the subject parcel and that has consulted with the County and designated one lead 

contact person in 

accordance with AB52 requirements, or other appropriately NAHC-recognized 

representative, has been 

retained to monitor the appropriate construction activities. This Tribal Monitor shall be 

retained 

for the duration of initial project-related grading and excavation related to the foundation, 

utilities, and tree removal, but not the moving of soils previously excavated for the 

project.

Any artifacts found that are not associated with a finding of human remains shall be 

cataloged by 

both the Tribal Monitor and the qualified archaeological monitor. Once cataloged, the 

qualified 

archaeological monitor shall take temporary possession of the artifacts for testing and 

reporting 

purposes. Upon completion of these testing and reporting activities, all artifacts, at the 

discretion of the Property Owner, shall be returned within one (1) year to a 

representative of the 

appropriate local tribe as recognized by the NAHC, or the Monterey County Historical 

Society. A 

final technical report containing the results of all analyses shall be completed within one 

year 

following completion of the fieldwork. This report shall be submitted to HCD-Planning 

and the 

Northwest Regional Information Center at Sonoma State University prior to the 

finalization of 

construction permits. Artifacts associated with a finding of human remains shall be 

reburied in 

accordance with

State Law and the penalty for violation pursuant to PRC section 5097.994.

Compliance or 

Monitoring 

Action to be 

Performed:
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New Accessory Dwelling Unit 03/14/23
ADU SITE CONTEXT PLAN A0.126454 Carmelo Street, Carmel, CA



New Accessory Dwelling Unit 03/14/23
ADU SITE CONTEXT PHOTOS A0.226454 Carmelo Street, Carmel, CA



New Accessory Dwelling Unit 03/14/23
ADU SITE PLAN / CONSTRUCTION PLAN A1.126454 Carmelo Street, Carmel, CA



ADU PLUMBING FIXTURE SYMBOLS:

FLOOR PLAN NOTES:

New Accessory Dwelling Unit 03/14/23
ADU FLOOR PLAN A2.126454 Carmelo Street, Carmel, CA



PLUMBING FIXTURE TRANSFER NOTES:
This property carries a total of 51.2 fixture units per county of Monterey building 
permit #BP090721 completed 01/2010. Plumbing fixtures totalling 15 fixture units 
will be removed from their existing locations in the main house and garage building to 
allow for transfer of the fixture units to the new ADU. 

(E) PLUMBING FIXTURE SYMBOLS: 

New Accessory Dwelling Unit 03/14/23
PLUMBING FIXTURE TRANSFER PLAN A2.226454 Carmelo Street, Carmel, CA



EXTERIOR ELEVATION NOTES:

New Accessory Dwelling Unit 03/14/23
ADU EXTERIOR ELEVATIONS A3.126454 Carmelo Street, Carmel, CA
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