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ATTACHMENT C-1 
RESOLUTION 

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

RESOLUTION NO.  19-121
Resolution by the Monterey County Board of Supervisors to: 

1) Deny the appeal by The Open Monterey Project and
Save Carmel Point Cultural Resources challenging the
Planning Commission’s approval of a Combined
Development Permit (PLN170611) to allow
construction of a single-family dwelling, garage, and
basement within 750 feet of known archaeological
resources at 26307 Isabella Avenue;

2) Adopt a Mitigated Negative Declaration (MND) for
the project (PLN170611);

3) Approve a Combined Development Permit
(PLN170611) at 26307 Isabella Avenue consisting of:
a. Coastal Administrative Permit and Design

Approval to allow construction of a split level,
3,397 square-foot single family dwelling with a
437 square-foot attached garage, 1,366 square-foot
basement, and 620 cubic yards of cut; and

b. Coastal Development Permit to allow development
within 750 feet of known archaeological resources;
and

4) Adopt a Mitigation Monitoring & Reporting Program
(MMRP) for project (PLN170611) at 26307 Isabella
Avenue; and

5) Approve the request to waive provision of the postage
paid envelopes by the appellant for noticing of appeal
with the Clerk of the Board challenging the Planning
Commission’s approval of a Combined Development
Permit (PLN170611).

[PLN170611 PIETRO FAMILY INVESTMENTS LP (CHRIS ADAMSKI) 26307 Isabella 
Avenue, Carmel Area Land Use Plan (APN: 009-463-012-000)] 

The appeal by The Open Monterey Project and Save Carmel Point Cultural Resources 
from the Planning Commission’s adoption of the Mitigated Negative Declaration and 
approval of the Combined Development Permit (PLN170611/Pietro Family Investments 
LP/Chris Adamski) (PC Resolution No. 18-047) to allow construction of a single-family 
dwelling, attached garage, and basement came on for public hearing before the Monterey 
County Board of Supervisors on March 12, 26, and April 23, 2019. Having considered all 
the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Monterey County Board of Supervisors 
hereby finds and decides as follows: 

FINDINGS 

  Legistar File ID No. RES 19-037, Agenda Item No. 17
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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)  The project includes a Combined Development Permit (CDP) 
allowing construction of the first single-family dwelling on a vacant 
parcel at 26307 Isabella Avenue [PLN170611/Pietro Family 
Investments LP (Chris Adamski)]  including a Coastal 
Administrative Permit and Design Approval to allow construction of 
a split level, 3,397 square-foot single family dwelling with a 437 
square-foot attached garage, 1,366 square-foot basement, and 620 
cubic yards of cut; and a Coastal Development Permit to allow 
development within 750 feet of known archaeological resources.  

b) During the course of review of this application, the projects have
been reviewed for consistency with the text, policies, and
regulations in the:

- 1982 Monterey County General Plan;
- Carmel Area Land Use Plan;
- Monterey County Zoning Ordinance (Title 20);
- Monterey County Coastal Implementation Plan, Title 20,

Part 4 (Regulations for Development in the Carmel Area
Land Use Plan).

No conflicts were found to exist. 
c) The subject property located at 26307 Isabella Avenue

(PLN170611), Carmel (Assessor’s Parcel Number 009-463-012-000)
is in the Carmel Area Land Use Plan (LUP) area. The parcel is zoned
“MDR/2-D(18)(CZ)” (Medium Density Residential with gross
maximum density 2 units/per acre with Design Control overlay and
18-foot maximum height in the Coastal Zone). Pursuant to Section
20.12.040.A of Title 20 - Coastal Implementation Plan (CIP) of the
Monterey County Code, the first single-family dwelling per legal lot
of record is allowed with approval of a Coastal Administrative
Permit (CAP) in each case. Therefore, construction of a single-
family residence on the subject parcel is a principal use allowed with
approval of a CAP; however, pursuant to Section 20.146.090.A.1 of
the Coastal Implementation Plan, Part 4, the project also requires a
Coastal Development Permit because it is within 750 feet of known
archaeological resources.

d) Pursuant to Section 20.146.090 of the CIP, an archaeological report
was required for the proposed development within 750 feet of known
archaeological resources. The following archaeological reports were
prepared:

- “Cultural Resources Assessment of APNs 009-463-003,
009-463-017, & 009-463-012” (LIB170269) prepared
March 2016 by Albion Environmental Group, Inc., Santa
Cruz, CA

- “Preliminary Archaeological Assessment of the Isabella
Avenue Parcel” (LIB170435) prepared 6 December 2017
by Gary S. Breschini, Salinas, CA

- “Cultural Resources Auger Testing for APNs 009-463-003,
009-463-017, & 009-463-012” (LIB190038) prepared
November 2018 by Susan Morley, Marina, CA
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e) In accordance with Section 20.146.040 of the Carmel Area CIP, a
biological report was prepared to determine the presence of
environmentally sensitive habitat (ESHA):

- “Biological Assessment for 26307 Isabella Avenue in
Carmel” (LIB180290) prepared 25 September 2017 by
Thompson Wildland Management, Monterey, CA

No ESHA was identified on the parcel. One relatively small Coast 
live oak tree was identified and, as a protected tree, will be retained. 

f) The project was referred to the Carmel Highlands Land Use
Advisory Committee (LUAC) for review. Based on LUAC
Procedure guidelines adopted by the Monterey County Board of
Supervisors (Resolution No. 15-103), this application warranted
referral to the LUAC because the property has a design control (D)
overlay subject to a public hearing. The Carmel Highlands LUAC
reviewed the application materials for the project on 16 January
2018 and voted not to support the project as proposed as follows: (3
ayes – 1 no, 1 absent).

g) One appeal was filed on the decisions of the Planning Commission
approving three Combined Development Permits, including the
subject project on Isabella (PLN170611) and two projects on Valley
View (PLN170612, PLN170613) and adopting two Mitigated
Negative Declarations, one for the Isabella project and one for the
Valley View projects. Each permit application is subject to a de novo
hearing which the Board has discretion to approve or deny.
Therefore, the decision on each of the three Combined Development
Permits is independent of each other, although the Board has been
able to consider any relationship among them and any cumulative
impact by hearing them together on April 23, 2019.

h) The application, project plans, and related support materials
submitted by the project applicant to Monterey County RMA-
Planning for the proposed development are found in Project File
PLN170611; documents associated with the Board of Supervisors’
hearing on the appeal on file with the Clerk of the Board.

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

EVIDENCE: a) The project was reviewed for site suitability by the following 
departments and agencies: RMA-Planning, RMA-Environmental 
Services, Cypress Fire Protection District (FPD), RMA-Public 
Works, Environmental Health Bureau, and Water Resources 
Agency.  There has been no indication from these 
departments/agencies the site is not suitable for the proposed 
development. Conditions recommended have been incorporated. 

b) The subject parcel is along the Cypress Point fault. In accordance
with Section 20.146.080.B of the Carmel Area Coastal
Implementation Plan, development within 1/8 mile of an active or
potentially active fault requires preparation of a geologic report by a
registered geologist or registered engineering geologist. The
following geologic report and geotechnical report were prepared:

- “Geologic Evaluation, Proposed Residence, 26307 Isabella
Avenue” (LIB180354) prepared 22 November 2017 by
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Chris S. Harwood, Ben Lomond, CA 
- “Geotechnical Investigation for a New Residence at 26307

Isabella Avenue” (LIB180355) prepared 18 December
2017 by Haro, Kasunich and Associates, Inc., Watsonville,
CA

The above-mentioned technical reports by outside consultants 
indicated that there are no physical or environmental constraints 
that render the site unsuitable for the use proposed. County staff 
has independently reviewed the reports and concurs with their 
conclusions. 

c) Pursuant to the Carmel Area Land Use Plan (LUP) Policy 2.7.3.4,
development projects in a location determined to have a significant
hazard are required to record a deed restriction describing the nature
of the hazard. Therefore, Condition No. 14 requires a deed restriction
be recorded for the parcel that states, “The parcel is located within
660 feet, or 1/8 mile, of an active or potentially active fault and
development may be subject to certain restrictions as per Section
20.146.080 of the CIP and per standards for development of
residential property, including recommendations made in the
Geotechnical Report prepared by Haro, Kasunich, and Associates on
December 18, 2017.”

d) Staff conducted a site inspection on 20 August 2018 to verify the site
is suitable for this use.

e) The application, project plans, and related support materials
submitted by the project applicant to Monterey County RMA-
Planning for the proposed development is found in Project File
PLN170611.

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, or 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 the RMA-Planning, RMA-Public 
Works, Cypress Fire Protection District (FPD), RMA-Environmental 
Services, Environmental Health Bureau, and Water Resources 
Agency. 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) See Finding 2.
c) Staff conducted a site inspection on 20 August 2018 to verify the site

is appropriate for this use.
d) The application, plans and supporting materials submitted by the

project applicant to Monterey County RMA-Planning for the
proposed development are in Project Files PLN170611.

4. FINDING: NO VIOLATION – The subject property is in compliance with all
rules and regulations pertaining to zoning uses and any other
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applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property. 

a) No violations have been found to exist on the subject property at
Isabella Avenue (PLN170611). Allegations of grading, vegetation
and tree removal, and heavy equipment storage on the Isabella
property were reported on 7 March 2019. Staff made a site visit on
20 March 2019 and observed no violations at the property. Heavy
equipment and construction materials had been stored at the site and
have been removed by the applicant. There was no sign of fill or
trenching during the site visit. No protected trees have been
removed. See also Finding 11.

b) The application, plans and supporting materials submitted by the
project applicant to Monterey County RMA-Planning for the
proposed development is found in Project File PLN170611.

5. 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 Local Coastal Program
(LCP), and does not interfere with any form of historic public use or
trust rights.

EVIDENCE: a) No 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 CIP 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 application, plans and supporting materials submitted by the
project applicant to Monterey County RMA-Planning for the
proposed development is found in Project File PLN170611.

6. FINDING: CEQA (MITIGATED NEGATIVE DECLARATION):  The
Board of Supervisors finds, on the basis of the whole record before
it, that there is no substantial evidence the project will have a
significant effect on the environment, and the Mitigated Negative
Declaration (MND) reflects the County’s independent judgment and
analysis.

EVIDENCE: a)  Pursuant to California Environmental Quality Act (CEQA) 
Guidelines §15063(a), an Initial Study (IS) may be conducted to 
determine if a proposed project may have a significant impact on the 
environment.  Staff prepared an Initial Study/proposed MND for the 
proposed project. 

b) Pursuant to §15070(b) of CEQA Guidelines, a MND may be
prepared for a project when an Initial Study identifies potential
environmental impacts, but project revisions would avoid or mitigate
the effects to less than significant. The Initial Study identified
potential impacts to Cultural Resources and Tribal Cultural
Resources.

c) Proposed mitigations that would reduce the potential impacts to less
than significant have been agreed upon by the applicant.
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d) The Initial Study for the Isabella application (PLN170611)
application was circulated for public review 6 September to 8
October 2018.

e) The project proposal is infill development within an existing Carmel
housing tract. The proposal includes construction of the first single-
family dwelling which is a principally allowed use within the MDR
zone. The circulated Initial Study, prior to the revisions, had
originally identified impacts to both Cultural and Tribal Cultural
Resources and proposed elimination of the basement to reduce
impacts to less than significant. Revisions made to the Initial Study
in November 2018 were made to clarify information and amplify
mitigation measures in response to comments and at the direction of
the Planning Commission at its hearing on the project. The revised
mitigation measures substitute equally or more effective mitigation
measures in place of elimination of the basement, as further
described in Finding 7 below.  Additional clarifications have been
made in response to the appeal. The revisions made in response to
the appeal provide amplification and clarification, and do not
identify or result in new avoidable significant effects (See Finding
7). Therefore, recirculation of the Mitigated Negative Declaration is
not required pursuant to Section 15073.5 of the CEQA Guidelines.

f) There is no substantial evidence in light of the whole record that the
project, as conditioned and mitigated, would have significant adverse
effect on the environment.

g) The custodian of documents and materials which constitute the
record of proceedings upon which the decision is based is the County
Resource Management Agency, 1441 Schilling Place South, 2nd

floor, Salinas, California.
h) The application, project plans, and related support materials

submitted by the project applicant to Monterey County RMA-
Planning for the proposed development is found in Project File
PLN170611.

7. FINDING: INITIAL STUDY – POTENTIAL ENVIRONMENTAL
IMPACTS LESS THAN SIGNIFICANT WITH MITIGATIONS
The Initial Study identified mitigations that would reduce potentially
significant impacts to less than significant for Cultural Resources
and Tribal Cultural Resources. Implementation of recommended
mitigations would reduce potential impacts to less than significant.
Therefore, staff prepared a Mitigated Negative Declaration.
Adoption of the Mitigated Negative Declaration is required prior to
approval of the project.

EVIDENCE: a) Pursuant to Section 20.146.090.B of the Coastal Implementation 
Plan (CIP) Part 4, an archaeological report was required by the 
County due to location in an area of high archaeological sensitivity. 
Three archaeological reports (LIB170269, LIB170435, and 
LIB190038) were prepared for the Isabella parcel by three different 
archaeological experts. The first archaeological report prepared by 
Albion (LIB170269) concluded there was no need for further testing, 
notwithstanding a finding of cultural materials during both a Phase 1 
surface reconnaissance and an Extended Phase 1 sub-surface survey 
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using shovel probes (SPs). The cultural material found in the SPs 
gave inconclusive information as to the certain presence of Cultural 
or Tribal Cultural Resources. Subsequent surface reconnaissance 
was conducted and reported in a Preliminary Archaeological 
Assessment (LIB170435) prepared by Gary S. Breschini in 
December 2017. This second report on the Isabella parcel concludes 
that none of the materials frequently associated with prehistoric 
cultural resources were observed in the soil of the project area; 
however, two large piles of imported soil of unknown origin 
produced four pieces of cultural material associated with local 
archaeological sites. Results from the third report (LIB190038), 
prepared by Susan Morley, concluded fragments found were not 
considered archaeologically significant and the report was deemed 
negative for archaeological resources. However, nine other sites 
located near the subject property have previously been recorded as 
archaeological sites. Therefore, recommendations from all three 
archaeologists have been incorporated. The three archaeologists 
came to the same conclusion that although no evidence of cultural 
resources is present on any of the three parcels, implementation of 
development could accidentally uncover unknown resources due to 
location in CA-MNT-17. To ensure less than significant impact to 
potential Cultural Resources, a qualified archaeological monitor is 
required to be present onsite during soil disturbing activities. This 
monitor requirement is MM#1, incorporated as Condition No. 9, in 
which staff clarified the definition of a “qualified archaeological 
monitor” and amplified the effectiveness of the condition by 
prohibiting use of the same observer during concurrent soil-
disturbing activities at either the 26338 or 26346 Valley View 
property.   

b) MM#2, incorporated as Condition No. 10, requires adherence to
State laws governing the uncovering of human remains and
associated grave goods pursuant to CEQA Guidelines Section
15064.5(e). This mitigation includes a design contingency for the
basement proposal if human remains and associated grave goods are
found onsite, with penalty for violation pursuant to Public Resources
Code Section 5097.994. Staff provided clarification in MM#2 of the
definition of a “Tribal Monitor” that aligns with the provisions of
AB 52 and the process by which accidentally uncovered tribal
cultural artifacts would be carefully excavated. Effectiveness of the
mitigation is amplified by identifying the Public Resources Code
process for a redesign in case of Native American remains found
onsite that could not be reburied elsewhere on the parcel.

c) MM#3, incorporated as Condition No. 11, requires that if Native
American remains are uncovered onsite, and will remain onsite, the
applicant/owner shall record a Conservation Easement over the
parcel that will retain the remains, excepting areas such as for the
residence and landscaping. Staff clarified the extent and boundaries
of the Conservation Easement to include the entire parcel rather than
specifically over the location of the remains, so as to maintain
confidentiality of the location of the resource. The action required
for MM#3 has been amplified for effectiveness by adding that if
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uncovered human remains found onsite are confirmed by the County 
Coroner to be Native American, the applicant/owner shall contact 
RMA-Planning within 24 hours of this confirmation that a 
Conservation Easement is to be surveyed and submitted. 

d) The subject parcel is located in the aboriginal territory of
Ohlone/Costanoan-Esselen Nation (OCEN). Pursuant to AB 52,
tribal consultation took place on 10 October 2017 regarding the
proposed project. The outcome of the consultation with OCEN was
an objection to the basement portion of the project and included a
recommendation to have a Native American Monitor from OCEN,
approved by the OCEN Tribal Council, be present onsite during any
ground disturbance for the project. Although the archaeological
reports stated that there is no known or listed historical resource, the
reports could not rule out that significant cultural resources exist.
This report, when combined with the recommendation from OCEN,
support mitigation through monitoring. To ensure less than
significant impacts to Tribal Cultural Resources, a monitor approved
by the appropriate tribe 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 AB 52
requirements, or other appropriately NAHC-recognized
representative, is required in Mitigation Measure MM#4, which is
incorporated as Condition No. 13. This Tribal Monitor will be
retained for the duration of any project-related grading or
excavation. Staff provided clarification in MM#4 of the definition of
a “Tribal Monitor” that aligns with the provisions of AB 52 and the
process by which accidentally uncovered tribal cultural artifacts
would be carefully excavated. Effectiveness of the mitigation is
amplified by identifying the Public Resources Code process for a
redesign in case of Native American remains found onsite that could
not be reburied elsewhere on the parcel.

e) The revised mitigation measures that reduce impacts to less than
significant for Cultural Resources and Tribal Cultural Resources are
included as Conditions of Approval in accordance with Public
Resources Code sec. 21081.6(b).

f) The project would not cause or contribute to a cumulative impact on
either Cultural or Tribal Cultural Resources. Staff found no
substantial evidence in the three archaeological reports to support a
fair argument that the parcel contains Cultural or Tribal Cultural
Resources. However, mitigations were included in the circulated
Initial Study (6 September – 8 October 2018) for protection of
potentially uncovered resources. The revised Initial Study (27
November 2018) amplifies mitigation measures. Amplifications
include a provision for protecting non-human cultural artifacts by
abandoning mechanical methods of excavation and proceeding with
hand-digging only, a process for appropriate submission of cultural
artifacts to the affiliated tribe, a requirement for a subsequent
technical report in the event of accidentally uncovered cultural
artifacts, and a requirement for the applicant to record a conservation
easement on the parcel if Native American remains are accidentally
uncovered. The mitigations have been further clarified and amplified



Pietro/Adamski (PLN170611) Page 9 

in response to the appeal, as described above. These mitigations 
ensure that potential incremental effect of the project on accidentally 
uncovered resources would not be cumulatively considerable when 
considered with other past, present, and probable future projects.  

8. FINDING:  PROCEDURAL BACKGROUND – The project has been processed 
in compliance with County regulations. 

EVIDENCE: a) On 25 July 2017, Chris Adamski on behalf of applicant Pietro 
Family Investments, LP applied for three Combined Development 
Permits (PLN170611, PLN170612 & PLN170613) to allow 
construction of a single-family dwelling on each of three parcels, the 
subject parcel and two parcels on Valley View.  

b) During the application process, the two parcels on Valley View were
served notices of code violations in September 2017. Therefore, the
project description for those two applications was augmented to
include abatement of the code violations (17CE00360 &
17CE00361).

c) The Carmel Highlands Land Use Advisory Committee (LUAC)
reviewed the application materials for each of the three projects on
16 January 2018 and voted not to support the projects as proposed in
the following decisions: 26307 Isabella Avenue (3 ayes – 1 no, 1
absent), and 26338 & 26346 Valley View Avenue (4 ayes – 1 no)

d) The application submittals were deemed complete on 8 February
2018 (PLN170612 & PLN170613) and 14 April 2018 (PLN170611).

e) Staff circulated the Initial Study for the Isabella project from 6
September – 8 October 2018. See Finding 6.

f) The Isabella project (PLN170611) had been scheduled for the
Planning Commission meeting of 10 October 2018. The applicant
requested a continuance for his attorney to be present at the hearing.

g) The three projects were brought to public hearing before the
Planning Commission on 31 October 2018. At least 10 days prior to
the public hearing before the Planning Commission, notices were
published in the Monterey County Weekly and were posted on and
near the property and mailed to the property owners within 300 feet
of the subject property as well as interested parties. The Planning
Commission held the hearing and then continued the hearing on the
three projects to 5 December 2018.

h) The Planning Commission held the continued hearing on 5
December 2018. At least 10 days prior to the public hearing before
the Planning Commission, notices were published in the Monterey
County Weekly and were posted on and near the property and mailed
to the property owners within 300 feet of the subject property as well
as interested parties. The Planning Commission approved the
projects with revised conditions (PC Resolution Nos. 18-048 and18-
049, including PC Resolution No. 18-047 for the Isabella project, the
subject project).

i) Resolutions for the three projects were signed and made available to
the public on 2 January 2019. These resolutions included language
that was mistakenly deleted for Condition Nos. 11 and 13 due to
clerical error.  RMA corrected the resolutions to include the
language that had been mistakenly deleted from Condition Nos. 11
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and 13 (the “Corrected Resolutions”).  On 3 January 2019, RMA 
sent the Corrected Resolutions with all attachments to applicant, 
agent, and interested parties.  The Corrected Resolutions were also 
made available to the public on 3 January 2019.  Because these were 
clerical corrections and in an effort to make the corrections available 
to the public in a timely manner, staff did not require a later 
signature on the Corrected Resolutions. 

j) An appeal of the decisions by the Planning Commission on the three
projects was timely filed on 14 January 2019 by The Open Monterey
Project and Save Carmel Point Cultural Resources, represented by
attorney Molly Erickson. Staff brought the application before the
Board of Supervisors at a duly noticed public hearing on 12 March
2019. The hearing was continued to 26 March 2019.

k) On 26 March 2019, Staff requested the Board continue the appeal
hearing on the three applications to 23 April 2019 to allow staff
adequate time to fully investigate issues raised on each of the three
parcels, address public comments for each of the three projects, and
fully analyze all of the issues. The applicant agreed to continue to
this date, and staff notified the appellant. The Board continued the
hearing to 23 April 2019. At least 10 days prior to the April 23, 2019
hearing, notices which included the new additions of after-the-fact
permits to cure the 2019 code violation were published in the
Monterey County Weekly and were posted on and near the property
and mailed to the property owners within 300 feet of the subject
property as well as interested parties.

l) Staff Report, minutes of the Planning Commission and Board of
Supervisors, information and documents in Project Files
PLN170611, PLN170612, & PLN170613; records relating to the
appeal on file with the Clerk of the Board.

9. FINDING: APPEAL AND APPELLANT CONTENTIONS – The appellant
requests the Board of Supervisors grant the appeal and either 1) require
an EIR for the projects or 2) deny the Combined Development Permit
applications (PLN170611, PLN170612, & PLN170613) on the basis of
potential impacts to cultural resources. The appeal alleges there was a
lack of fair or impartial hearing, the findings or decision are not
supported by the evidence, and the decision was contrary to law.

The contentions are contained in the Notice of Appeal (Attachment
E of the April 23, 2019 Board of Supervisors Staff Report) and
summarized below followed by responses to those contentions as
relevant to the Isabella project. The Board of Supervisors finds that
there is not substantial evidence to support the appeal and makes the
following findings regarding the appellant’s contentions:

EVIDENCE: Contention #1 – Carmel Area Land Use Plan (LUP) Inconsistency.
The appellant contends County approvals do not incorporate all site
planning and design features needed to minimize or avoid impacts to
archaeological resources because the Carmel Area LUP General
Policy states “all available measures shall be explored to avoid
development on sensitive prehistoric and archaeological sites” and
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County approvals are not in compliance with this policy and 
objective. The appellant states concern regarding design being 
inconsistent with the LUP requirement for the structure to blend into 
the wooded, rocky environment and be subordinate to the area. 
Response:  
Carmel Area LUP Policy 2.8.3.3, as the appellant paraphrases 
above, is one of a suite of policies regarding archaeological 
resources. The complete Policy 2.8.3.3 text is as follows: 
“All available measures, including purchase of 
archaeological easements, dedication to the County, tax 
relief, purchase of development rights, etc., shall be explored 
to avoid development on sensitive prehistoric or 
archaeological sites.” Pursuant to Policy 2.8.3.1 & .2 of the 
Carmel Area LUP, the applicant was required to provide an 
archaeological report describing the sensitivity of the site and 
recommending appropriate levels of development and 
mitigation consistent with the site’s need for protection. The 
first report (LIB170269) determined, after Albion’s Phase 1 
and Extended Phase 1 Assessments, that no additional 
archaeological testing was necessary; however, measures 
protective of potential archaeological deposits were 
recommended. The second report (LIB170435) prepared for 
the Isabella parcel concluded the proposed projects should 
not be delayed for archaeological reasons; however, because 
the prehistoric archaeological materials on nearby parcels 
were found at considerable depth during basement and cistern 
excavations, archaeological monitoring was recommended. 
The third report (LIB190038) determined there is no reason 
to delay the project due to concerns about cultural resources; 
however, because the project parcel is located in the 
neighborhood of three recorded archaeological sites, both an 
archaeologist and a Native American monitor were 
recommended mitigation measures. Further, a mitigation 
measure requires that if Native American human remains are 
accidentally uncovered, the applicant/owner shall record a 
Conservation Easement over the parcel excepting the house 
and landscaping. Given that all three archaeological experts 
found no substantial evidence to support a fair argument that 
cultural resources exist on the parcel, minimizing potential 
impacts is reasonable while avoidance is not feasible. (See 
Contention #7 – Excavations below for the reasons avoidance 
is not a feasible mitigation). 

Design proposal of the home includes dark gray standing 
seam metal roof. The home is infill development within an 
existing Carmel housing tract zoned medium density. The 
aesthetic of the neighborhood is urbanized rural village with 
eclectic home designs removed from wooded, rocky visual 
resources. Standing seam metal roofs are available in a range 
of color/style combinations that lend the material versatility 
in a design setting such as unincorporated Carmel where the 
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County requires matte finish and low value color roofing 
material. Therefore, use of the standing seam metal roofing 
material is in accordance with Carmel LUP Policy 2.2.3.6 
that requires structures be subordinate to and blended into the 
environment, using appropriate materials to that effect. 

Contention #2 – CEQA Compliance. Appellant contends the County 
did not comply with CEQA as follows:  

• Failed to consider cumulative impacts
• Provided inadequate information – no single map

showing all three projects
• Failed to use the correct CEQA Guidelines, to

provide enough evidence to proceed without an EIR,
and to prepare an EIR

• Chose two out of three archaeological reports that
preferred approval

• Ignored CEQA directive “if there is a disagreement
among expert opinion supported by facts over the
significance of an effect on the environment, the Lead
Agency shall treat effect as significant and shall
prepare an EIR.”

Response: 
A visual aid that displays the three parcels on one map is made 
available as part of the staff report for the April 23, 2019 Board 
hearing on the project (Attachment B to staff report). 

The conclusions of the three expert opinions were not in 
disagreement. Albion (first report) recommended no need for further 
testing, and protection measures of potential resource finds. 
Breschini (second report) recommended no delay of the project due 
to archaeology, and onsite monitoring during construction. Morley 
(third report) recommended no delay of the project due to concerns 
about cultural resources, and mitigation measures that include both 
an archaeological and a tribal monitor onsite during construction. 
Opinions from the three different expert archaeologists were in 
agreement despite the difference in finds. Therefore, staff did not 
ignore the CEQA directive (Section 15064(g) of the CEQA 
Guidelines). 

The decision by the County of whether to prepare an EIR was 
weighed judiciously, and County finds there is no fair argument 
supported by substantial evidence that the project, as mitigated, 
would have a significant impact on Cultural Resources or Tribal 
Cultural Resources. In accordance with Section 15064(f)(2), when 
there is substantial evidence that the project may have a significant 
effect on the environment, but the applicant agrees to mitigations 
that reduce the effects to a point where clearly no significant effect 
would occur, a mitigated negative declaration is appropriate, and an 
EIR is not required. In this case, the County is requiring and the 
applicant has agreed to mitigation measures that would reduce 
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potential impacts to Cultural Resources and Tribal Cultural 
Resources to less than significant.  
 
Albion reported that shovel probes (SP) yielded cultural materials. 
However, Albion found the information was inconclusive to confirm 
cultural resources would be present onsite. None of the three reports 
“preferred approval” of the projects.  
 
The proposed project could disturb unknown subsurface 
human remains or cultural artifacts, and mitigation measures 
have been required as conditions of approval to mitigate 
potential impact. With respect to cumulative impacts, staff 
recognized that projects with basements in the immediate 
vicinity have been implemented in the past and are 
reasonably assumed to take place in the future, and brought 
the Isabella and Valley View applications together to hearing 
at the Planning Commission, recognizing the potential 
cumulative impact. Staff recommended during the 31 
October 2018 Planning Commission hearing to approve 
construction of the single-family dwellings with reduced or 
no basements. Upon requesting and receiving cumulative 
data from staff about past approved projects with basements 
on Carmel Point that included comparison of archaeological 
report preliminary conclusions as compared to actual finds 
once construction began, the Planning Commission directed 
substitute mitigation measures. The Board of Supervisors 
likewise considered the Isabella project and the two Valley 
View projects together at the same hearing. See Finding 7. 
 

   Contention #3 – Archaeological Monitor Qualifications. The 
appellant contends the role of the archaeological monitor is not 
clearly defined as follows:  

• Define “qualified archaeological monitor” 
• Different terms are used in the mitigations for 

“qualified archaeological monitor”  
• Define required performance criteria and standards 

in the mitigations 
• Give the archaeologist authority to halt work in 

Mitigation Measure #3 
• Clarify if archaeologist under contract with the 

developer has to be the same as the one consulted 
when remains and artifacts are found 

• Prohibit sharing the same observer for all three 
projects to watch over all soil disturbing activities at 
each site 

Response:  
A qualified archaeological monitor is a licensed professional 
archaeologist on the County-approved list of archaeological 
consultants. In response to appellant contentions, the 
mitigations have been revised to consistently use the term 
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“qualified archaeological monitor” and to prohibit sharing the 
same observer (Condition No. 9) during concurrent soil 
disturbing activities (See Conditions of Approval). The 
archaeologist has the authority to halt work per three of the 
four archaeological resource related mitigations; a monitor is 
not appropriate for the Conservation Easement mitigation. 
Performance criteria and standards are listed in the Mitigation 
Measure Monitoring Action No. 1b (Condition No. 9) as 
requirements for the contract with the monitor: specific 
construction activities for which the monitor shall be present, 
any construction activities for which the monitor will not be 
present, how sampling of the excavated soil will occur, and 
any other logistical information such as when and how work 
on the site will be halted. Monitors are obligated under 
CEQA Guidelines Section 15064.5(e), Public Resources 
Code Section 5097.98, and California Health and Safety 
Code Section 7050.5 to follow specific protocols for 
treatment of any human remains encountered during ground-
disturbing activities. 
 
All archaeologists are governed by the same State laws and 
the applicant/owner is financially responsible for consultant 
fees. The archaeologist can be presumed to do his or her 
work according to professional standards; accordingly, there 
is no reason to compel the applicant/owner to contract two 
different archaeologists for different phases of the projects. 
The County requirement for choosing an expert 
archaeological consultant is that the entity must be chosen 
from the County-approved list. 
 

   Contention #4 – Tribal Representation. The appellant states 
concern that the role of tribal representation is not clearly defined as 
follows:  

• Define “tribal monitor.” Is the “OCEN” monitor 
different than the “tribal monitor”? 

• Avoid potential conflict of interest: Tribal monitor 
should be a different person from the Most Likely 
Descendant (MLD)  

Response:  
In accordance with AB 52, Ohlone Costanoan Esselen Nation 
(OCEN) has provided the requisite formal written request to 
be contacted by the County regarding any project for which a 
Notice of Preparation, Notice of Mitigated Negative 
Declaration or Notice of Negative Declaration is filed on or 
after July 1, 2015 (Public Resources Code sec. 21080.3.1).  
Without this request, there is no statutory requirement that a 
lead agency engage in AB 52 tribal consultation. The tribe 
must respond in writing, within 30 days of receipt of the 
formal notification and request consultation. Response to the 
County must include designation of a lead contact person. If 
the tribe does not designate a lead contact person or 
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designates multiple lead contact persons, the County shall 
defer to the person listed on the contact list maintained by the 
Native American Heritage Commission (NAHC). OCEN has 
consistently designated a lead contact person for consultation 
with the County. Therefore, the conventional approach by the 
County to requiring a “tribal monitor” has been that this is 
the same as an “OCEN” monitor. During the 5 December 
2018 Planning Commission hearing, the Commission voted 
to require more inclusive language in County documents 
requiring a tribal monitor so that instead of references to 
OCEN, specifically, the monitoring condition will now refer 
to an “appropriate tribe associated with the vicinity of the 
subject parcel that has consulted with the County in 
accordance with AB 52 requirements”.  The participation by 
the MLD in the event of discovery of human remains 
determined to be Native American is required by state law 
and is different than the state law procedure for tribal 
consultation. The mitigation measure language involves the 
MLD in the context of finding human remains and pursuant 
to CEQA Guidelines Section 15064.5(e) while reference to 
the Tribal Monitor is in the context of identifying uncovered 
non-human materials and defined in accordance with AB 52 
requirements. The two are not conflated anywhere in the 
mitigation measures. 
 

   Contention #5 – Interpretation of Significant Resources. The 
appellant contends the following:  

• Meaning of “significance” may differ between a 
tribal monitor and an archaeologist 

• Mitigations should protect all resources until they are 
determined to be significant rather than protecting 
only the “potentially significant resources.” A small 
artifact that is not considered significant could be 
indicative of additional nearby resources that may be 
considered significant. 

• Standards for significance should be clear, objective, 
and enforceable 

• Language in the mitigation measures is inconsistent 
and should clearly allow stopping work for potentially 
significant finds. 

Response:  
CEQA accounts for the differing meanings of “significance” 
through distinction between “archaeological resources” and 
“Tribal Cultural Resources” in environmental review and 
were analyzed separately in the Initial Study. Archaeological 
resources were analyzed under the category of “Cultural 
Resources” while tribal cultural resources were analyzed 
under the category of “Tribal Cultural Resources” (Appendix 
G of the CEQA Guidelines), and each category resulted in 
“less than significant impacts with mitigations incorporated,” 
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as reviewed separately. Mitigation measures include both a 
qualified archeological monitor (Condition No. 9) and a tribal 
monitor (Condition No. 13) from a tribe associated with the 
vicinity of the subject parcel (See Conditions of Approval). 

Standards for significance in terms of archaeological resources are 
defined in CEQA under Public Resources Code sec. 21083.2 which 
provides that a nonunique archaeological resource need be given no 
further consideration, other than the simple recording of its existence 
by the lead agency if it so elects [Public Resources Code sec. 
21083.2(h)]. Standards for significance in terms of tribal cultural 
resources are defined in CEQA under Public Resources Code sec. 
21074 within which, a nonunique archaeological resource may be 
considered a tribal cultural resource.  
A potentially significant resource is determined based on substantial 
evidence. The archaeological reports provided no substantial 
evidence to support a fair argument that archaeological resources 
exist on the subject parcels but could not rule out the possibility of 
finding cultural resources during deeper excavations in the future. 
Therefore, the reports recommended protection measures and onsite 
monitoring was recommended. These recommendations have been 
incorporated as mitigation measures which have been clarified and 
amplified in response to the appeal. (See Finding 7) 

Contention #6 – Removal of Resources. Appellant contends that 
County mitigation “requires” removal of human remains and 
historic artifacts. 
Response: 
The language has been clarified in the mitigation to replace the word 
“removed”, and the revised mitigation is as follows: “The artifact, 
and any subsequent artifacts determined to be significant tribal 
cultural artifacts shall be surgically uncovered and extracted by a 
qualified archaeologist, and stored safely throughout the duration of 
excavation.”  

Contention #7 – Excavations. Appellant states concern that 
excavation footprints are significantly larger than aboveground 
footprints due to the need for excavation of not only the walls, but 
also large light wells and escape wells, which are proposed in all 
three projects. The appellant contends the County has other options 
available to investigate and evaluate the sites, as previously 
presented to the Planning Commission 31 October 2018. 
Response: 
The alternative method presented during the Planning Commission 
31 October 2018 was Geoprobe testing. Recommendation by the 
County of Geoprobe testing for Extended Phase 1 Assessment is still 
in the exploratory phase and is not ruled out as a future method for 
investigation and evaluation of sites for potential findings of remains 
and artifacts. However, prior to a decision requiring Geoprobe 
investigation for estimating potential archaeological resources, the 
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County would need to do a comprehensive study of the method; 
therefore, this method is not a feasible substitute mitigation for this 
project.  
 
The proposal for excavation must be put in the context of Visual 
Resources. Carmel LUP Policy 2.2.5.2 requires that in order to 
provide for more visually compatible structures, the height limit in 
the Carmel Point Area should be limited to a maximum height of 18 
feet from the natural average grade. For development in the Carmel 
Point Area, there are competing resource protection policies due to 
the LUP height limitation that protects visual resources and those 
State laws that protect cultural resources. While basements may have 
potentially significant impact on cultural resources, State law 
provides statutory guidance in Public Resources Code sections 
21074, 21080.3.1, 21080.3.2, 21083.2, 21084.3, and 5097.9 for 
reducing impacts to cultural resources to less than significant with 
appropriate mitigation. 
 
Further context for excavation in the Carmel Medium Density 
Residential (MDR) zone is that subgrade square footage is not 
accounted in floor area calculations. Maximum Floor Area Ratio 
(FAR) in MDR is 45%. The Isabella project is within the maximum 
FAR threshold of 3,797 sf. The basement provides 10.3% additional 
floor area. 
 
Additional context for excavation proposals includes the loose soils 
at the parcel that requires sub-excavation and scarification to a depth 
of 5 to 9 feet in order to support a residential structure without total 
and differential settlement that would destabilize the structure over 
time. Loose soils anticipated at footing grade necessitate either A) 
Sub-excavation and scarification or B) Helical piers. Option “A” 
requires sub-excavation 4-9 feet (actual depth determined at the time 
of construction by a geotechnical engineer) of loose soil, 
scarification 12 inches deep at the bottom of the excavation, and a 
mat of engineered fill extended a minimum 5 horizontal feet beyond 
the outer edge of the foundation and slab elements in each direction. 
Option “B” requires the helical piers penetrate through the entire 
zone of loose soil to embed in firm sand at 5-9 feet depth. Staff 
analyzed the range of grading that could be anticipated at the subject 
property without a basement in the loose soil conditions. Although 
the Option A foundation would be shallower than the depth of the 
basement, it would require significantly wider horizontal over-
excavation that could result in a range of 652 - 1,304 cy of cut. The 
subject project at Isabella with the basement proposes 620 cy of cut. 
The least amount of excavation possible for a foundation without the 
basement (4 feet deep + 1 foot scarification x 5 horizontal feet 
beyond the edge of the 2,954 sf footprint) is 652 cy which is 
approximately the same amount as the proposed 620 cy with the 
basement. However, the loose soils may actually necessitate deeper 
excavation, possibly down to 9 feet. Another foot down for 
scarification and extension of 5 horizontal feet beyond the edge of 



Pietro/Adamski (PLN170611)                                           Page 18 

the 2,954 sf footprint could require potential excavation of 
approximately 1,300 cy which would be approximately 110% more 
grading than the proposed 620 cy with the basement. The Isabella 
property has the potential to necessitate much more excavation 
without the basement for Option A foundation implemented using 
the sub-excavation and scarification method. Helical piers would 
require significantly less excavation than either Option A or a 
basement component; however, ground disturbance would not be 
eliminated and would require Mitigation Measures to reduce to less 
than significant potential impacts to Cultural and Tribal Cultural 
Resources. Excavation for either the basement or the foundation and 
ground disturbance for helical piers, as necessary to build a house, 
would require mitigation of avoidable environmental impacts caused 
by implementation of the principally allowed residential use on this 
lot. 

    
   Contention #8 – Archaeological Report Results. The appellant 

contends the following:  
• Auger pits were not done at a depth of the proposed 

excavation and locations were not relative to the 
areas proposed to be excavated 

• Shovel test may have been done in the area where 
“large mound of imported sand and gravel” were 
found, showing evidence of illegal grading without a 
permit by the applicant 

• Second archaeological report found resource that 
archaeologist claimed as not significant, and 
therefore, County claimed the report as “negative” 
for finding resources. This is inconsistent with County 
files that show “insignificant” items were buried with 
humans 

Response:  
The shovel probes (SPs) were executed by Albion 
(LIB170269) in March 2016, prior to reporting of dirt 
mounds in the subsequent 2017 report (LIB170435) prepared 
by Breschini for the Isabella site. Breschini’s report on the 
Isabella parcel concludes that none of the materials 
frequently associated with prehistoric cultural resources were 
observed in the soil of the project area. Two large piles of 
imported soil of unknown origin produced four pieces of 
cultural material associated with local archaeological sites; 
however, because the imported soil was not native to the 
subject parcel, Breschini concluded the materials had not 
come from the native soils of the subject parcel. The 
applicant had used the Isabella property as a staging area for 
construction under permit (PLN150598) at 26324 Valley 
View Avenue which is adjacent to the eastern boundary of 
the subject Isabella property. 
Auger Test Holes (ATHs) are constrained to depths allowed 
by manual tools as were available to expert archaeologists 
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that surveyed the subject parcels.  Testing done by Morley 
(LIB190038) was limited to a six-foot manual auger along 
with a five-foot auger extension, which could auger to a 
maximum depth of eleven feet. Although the ATHs and SPs 
(Albion, LIB170269) were taken from the locations of 
proposed excavation at each of the parcels, the maximum 
ATH could reach a maximum depth of eleven feet. The 
basements are proposed for excavation to depths of 14 to 15 
feet from average natural grade. Geoprobe testing can reach a 
depth of 50 feet with 2-inch diameter drill holes; however, 
this method is not yet recommended by the County (See 
response to appeal Contention #7 above).   
 
The appellant’s contention about County records showing 
“insignificant” items buried with humans misunderstands County’s 
analysis. The County recognizes that grave goods associated with a 
Native American burial are cultural resources, and would therefore, 
be considered significant and prompt a “positive” report. In this case, 
the results from the second report, which is the subject of this appeal 
contention, concludes there is no evidence of Native American 
burials or artifacts buried with a Native American, and therefore, the 
archaeological report was considered “negative”.  
 

   Contention #9 – Mitigation Measures. The appellant states concern 
that mitigation measures do not protect resources and instead, 
provide incentive to destroy resource so it is not intact. The 
appellant contends that mitigations are listed as conditions, are not 
enforceable, use unclear and confusing language, and not effective 
for protecting Cultural or Tribal Cultural Resources. The appellant 
requests the County to adopt mitigations to prevent damage to 
resources beforehand and questions why some mitigations are 
referred to as “conditions of approval”. The appellant has specific 
issues with mitigation measures as follows:  

• Mitigation Measure Action 1b is lacking these 
features – 1) performance or criteria for 
responsibilities and involvement of arch monitor, 2) 
requirement for accountability by the archaeologist to 
the County, 3) requirement as to who at the County 
should review the proposed contracts 

• Mitigation Measure 2 is lacking these features – 1) 
clear, unambiguous grammar and writing, 2) 
standards and objectives, 3) statement of what occurs 
after remains are determined Native American, 4) 
recommendation language that guarantees proper 
handling of human remains and that requires the 
project applicant respect the wishes of the MLD, 5) 
requirement that soil disturbance halt within 50 
meters, or 164 feet, at each of the three projects if an 
artifact is found on any one of the parcels during 
ground disturbance; this would make sense since the 
Pietro projects are within 50 meters of each other 
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• Mitigation Measure for Conservation Easement is 
lacking these features – 1) specific performance 
standards, criteria, or objectives, 2) language that 
would prevent all excavation and all development as 
defined in the Coastal Act, 3) requirement for 
applicant to pay for the easement, 4) requirement that 
easement be in place before building permits are 
issued, 5) inclusion of surroundings adjacent to 
human remains as a portion of the easement 
dedication since it is know that possessions and 
household items are buried with them as well 

• Mitigation Measure 4c is lacking these features – 1) 
effective and enforceable action, 2) statement as to 
whom the letter shall be submitted, accuracy of the 
letter, or submission of the letter under penalty of 
perjury, 3) specific timing that explains “final” 
reference and imposes a definite, enforceable date, 4) 
protection of sites in perpetuity from further 
excavation, 5) requirement to remove basement 
component of project if human remains are found, 6) 
scenario of reburial being impossible to fit due to site 
constraints 

Response:  
The County has clarified the Mitigation Measures in response 
to these comments, as fully described in Finding 7. Revisions 
to the Mitigation Measure language are included in strike out 
and underline in Conditions of Approval (Attachment C). 
Specifically, revisions have been made to the Mitigation 
Measures that are listed as Conditions 9 to 13 ((highlighted 
headings) to make clarifications and provide language that 
strengthens the effectiveness of the mitigation measures.  It is 
appropriate for the mitigation measures to be required as 
Conditions of Approval pursuant to Public Resources Code 
sec. 21081.6(b). See Finding 7. 
 
Contention #10 – Disclosure of Information. The appellant 
contends the following with regard to disclosure of information: 

• Requirement for a Final Technical Report a year after 
project completion is “far too long” and “additional 
projects could be approved during that time at that 
location without the benefit of the important 
information about the discovery.”  

• In the case of finding Native American remains onsite, 
the required re-design would not be subject to public 
review or notice, or CEQA review/exemption 

• County agenda items fail to disclose that project 
approvals are part of clearing a code enforcement 
violation 

• County has not published the reports and has 
controlled the information 
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Response:  
The Final Technical Report is required as an assessment of 
uncovered artifacts that are not considered grave goods. Artifacts 
identified as grave goods would be interred with the associated 
human remains in accordance with state law. 
 
If a project requires redesign such that it would amend the project 
description, an amendment to the project would be required to be 
processed. 
 
California Government Code sec. 6254.10 and other state 
laws require confidentiality of records that relate to 
archaeological site information maintained by, or in the 
possession of, federal, state, and local agencies, including the 
records that an agency obtains through a consultation process 
between a tribe and that agency. Section 15120(d) of the 
CEQA Guidelines explicitly prohibits disclosure of 
“information about the location of archaeological sites and 
sacred lands.”  Therefore, the County is prohibited by State 
law from making archaeological reports available to the 
public, except in heavily redacted form that protects 
confidentiality of archaeological site information. 
 

   Contention #11 – County Processes and Procedures. The appellant 
states concern with County processes and procedures regarding 
distribution of the resolutions. 
Response:  
Staff signed the Planning Commission resolutions on 20 
December 2018. The signed resolutions that had been sent 
out contained errors. The errors were corrected, and because 
they were not material, the resolution that was sent with 
corrections did not require a repeat signature. See Finding 8.  
 

10. FINDING:  REQUEST TO NOT PROVIDE POSTAGE-PAID 
ENVELOPES – The appellant filed a Fee Waiver for the request to 
not provide stamped envelopes as requested by the Clerk of the 
Board at the time the appeal was filed.  The request is granted for the 
reasons herein. 

 EVIDENCE:  The projects are located in the coastal zone and in accordance with 
the Coastal Act, local agencies do not require appeal fees.  Section 
20.86.030 of the Monterey County Code provides that “no appeal fee 
shall be charged for Coastal Development Permits that are 
appealable to the Coastal Commission,” but authorizes the Board to 
establish a filing fee. The County did not charge an appeal fee for 
this appeal. Among other notice requirements for public hearings on 
land use entitlement applications, Title 20 (coastal zoning ordinance) 
requires notice of the public hearing to be mailed or delivered “to all 
owners and legal residents of real property as shown on the latest 
equalized assessment roll within 300 feet of the real property that is 
the subject of the public hearing.” As a standard practice, the Clerk 
of the Board appeal application requires submittal of pre-addressed, 
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stamped envelopes for noticing of appeals, at the time an appeal is 
filed. Appellants did not provide the stamped envelopes and 
requested a waiver of this requirement as “illegal and unauthorized.” 
Cognizant of the potential ambiguity as to whether or not the request 
for stamped envelopes is an appeal fee or a filing fee and because 
staff has not located a Board resolution establishing the filing fee, 
appellant’s request not to submit postage-paid envelopes for notice 
of the appeal is granted. 

    
11. FINDING:  PUBLIC COMMENT – Staff received public comments regarding 

the Isabella parcel along with claims of potential unpermitted 
activities. Staff confirmed there are no violations existing on the 
Isabella parcel.  

 EVIDENCE: a) Staff received an email on 7 March 2019 reporting 
allegations of grading, vegetation and tree removal, and 
heavy equipment storage on the 26307 Isabella Avenue 
parcel.  

  b) Staff received a phone message from a member of the public 
on 15 March 2019 relaying concerns about trucks going in 
and out from the Isabella parcel throughout the week, along 
with Cypress tree-trimming, and that the property has not 
been sitting dormant. The applicant had used the Isabella 
property as a staging area for landscaping at 26324 Valley 
View Avenue which is adjacent to the eastern boundary of 
the Isabella property.  

  c) Staff made a site visit on 20 March 2019 and observed no 
violations at the property. Heavy equipment, construction 
materials, and a pile of mulch had been stored at the site and 
have been removed by the applicant. There was no sign of fill 
or trenching during the site visit. No protected trees have 
been removed. 

  d) Staff received four public comment letters summarized as follows:  
- Gayle Totton, M.A., Ph.D., Associate Governmental 

Program Analyst, Native American Heritage 
Commission  Mitigation appears to be adequate to cover 
inadvertent finds of Cultural Resources and Tribal 
Cultural Resources; however, the Carmel Area Land Use 
Plan (CALUP) asserts that the best preferred mitigation 
practice is avoidance first. Interpretation of analysis led 
the author to believe that as an unnecessary component of 
the residence, elimination of the basement would 
significantly reduce the potential to disturb resources. The 
author would like the Supervisors to examine the intent of 
the CALUP and decide the adequacy of the revised 
document. 

Response: Issues considered in analysis of these two applications 
include policies that protect aesthetic, archaeological, and tribal 
cultural resources, zoning regulations, and building code standards. 
Construction of either a basement or a foundation and ground 
disturbance for helical piers, as necessary to build a house, would 
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require mitigation of avoidable environmental impacts caused by 
residential use on these lots. See Contention #7 in Finding 9 above. 

- Linda Yamane, Rumsen (Ohlone) heritage, former Most
Likely Descendant (MLD) for the Native American
Heritage Commission  Serving as MLD for 25 years, the
author made recommendations for the respectful
treatment and disposition of Native American remains
and associated grave goods encountered during
construction or other ground disturbance activities in
Monterey County. In particular, the author learned a lot
about the cultural resources present on Carmel Point in
working alongside archaeologists at three projects on
Carmel Point. A “Mitigated Negative Declaration” is
misleading and renders an unintentional disservice in
protecting cultural resources especially when artifacts,
human remains, and ancient cooking-related materials are
excavated on a parcel that had been assessed as having “a
low sensitivity for cultural resources.”

Response: In accordance with Section 15064(f)(2), when there is 
substantial evidence that the project may have a significant effect on 
the environment, but the applicant agrees to mitigations that would 
reduce the effects to less than significant, a mitigated negative 
declaration is appropriate. In this case, the County is requiring and 
the applicant has agreed to mitigation measures that would reduce 
potential impacts to Cultural Resources and Tribal Cultural 
Resources to less than significant. 

- Louise J. Miranda Ramirez, OCEN Tribal Chairwoman
The author clearly states that OCEN has always requested
and continues to request that the tribe’s known cultural
lands not be disturbed and contends that RMA-Planning
has never agreed to halt any project during formal AB52
consultation. Further, the author contends that the
Planning Commission removed mitigation agreements
staff made with OCEN during AB52 consultation under
Mitigation Measure Action 4b. The OCEN tribe requests
that the Board of Supervisors not approve basement
projects within the Carmel Point Area where there is a
village site more than 9,000 years old and a known
cemetery where the remains of more than 2,000 Native
Americans may be buried.

Response: First, Mitigation Measure Action 4b (Condition No. 13) 
has not been removed. Second, ground disturbance to construct 
residences on Carmel Point is unavoidable with or without a 
basement component, and therefore, avoidance is not feasible (See 
response to Contention #7).  The County follows state law Public 
Resources Code section 21080.3.2(b) for conclusion to an AB52 
consultation when either: a) Staff and tribal representative agree to 
measures to mitigate or avoid significant effect, if significant effect 
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exists to a tribal cultural resource, or b) Staff or tribal representative, 
acting in good faith and after reasonable effort, conclude that mutual 
agreement cannot be reached. Pursuant to Public Resources Code 
sections 21082.3 and 21084.3, to the extent the County and the tribe 
have not been able to reach agreement through consultation, the 
County has considered and required feasible mitigation. [See 
Condition Nos. 9-13 (Mitigation Measures 1-4)].  
 

- Louise J. Miranda Ramirez, OCEN Tribal Chairwoman  
The author requests the tribe be provided the following: 
archaeological reports/surveys, including subsurface 
testing, and presence/absence of testing, inclusion in 
mitigation and recovery programs, that Cultural and 
Tribal mitigation measures reflect request for OCEN 
Tribal Monitor, reburial of any ancestral remains and 
burial artifacts, placement/return of all cultural items to 
OCEN, that a Native American Monitor from OCEN, 
approved by the OCEN Tribal Council, is used within the 
tribe’s aboriginal territory. The author contends that 
removal of OCEN’s name from mitigation measures is 
disrespectful and violates the tribe’s sovereignty. 

Response: State law AB52 governs all tribal consultation 
with the County. OCEN has been consistent in requests for 
consultation in accordance with the requirements of AB52 
(See response to Contention #4). This does not supersede the 
sovereignty of any other appropriate tribe associated with the 
vicinity that has consultation with the County in accordance 
with AB 52 requirements. The state law governs the reburial 
of Native American remains and grave goods or the 
distribution of cultural artifacts, and designation by NAHC of 
the MLD.  [See Condition Nos. 9-13 (Mitigation Measures 1-
4)]. 

    
11. FINDING:  APPEALABILITY - The decision on this project may be appealed to 

the California Coastal Commission (CCC). 
 EVIDENCE: a) In an email from the Coastal Commission staff to County staff, the 

projects were determined as appealable to the CCC because the 
project is not designated as “the” principally permitted use. (March 
19, 2019 email from Watson to Dugan.) 

  b) County staff finds the project is appealable to the CCC because 
development within 750 feet of known archaeological resources in 
the Coastal Zone is a conditional use; and in accordance with Section 
30603(a)(4) of the Public Resources Code (California Coastal Act) 
and Section 20.86.080.A.3 of the Monterey County Code, a Coastal 
Development Permit is required for any development that is a 
conditional use. Therefore, this project that includes a Coastal 
Development Permit, required for development within 750 feet of 
known archaeological resources, is appealable to the CCC. 
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Attachment C -2 

Legistar File ID No. RES 19-037, Agenda No. 17



ATTACHMENT C-2 
RESOLUTION 

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

California 
RESOLUTION NO.  19-122
Resolution by the Monterey County Board of Supervisors to: 

1) Deny the appeal by The Open Monterey Project and
Save Carmel Point Cultural Resources challenging the
Planning Commission’s approval of a Combined
Development Permit (PLN170612) to allow
construction of a single-family dwelling, garage, and
basement within 750 feet of known archaeological
resources at 26338 Valley View Avenue;

2) Deny the appeal by The Open Monterey Project and
Save Carmel Point Cultural Resources challenging the
Planning Commission’s approval of a Combined
Development Permit (PLN170613) to allow
construction of a single-family dwelling, garage, and
basement within 750 feet of known archaeological
resources at 26346 Valley View Avenue;

3) Adopt a Mitigated Negative Declaration (MND) for
the projects (PLN170612 & PLN170613);

4) Approve a Combined Development Permit
(PLN170612) to abate Code Violation (17CE00360) at
26338 Valley View Avenue and consisting of the
following:
a. Coastal Administrative Permit and Design

Approval to allow construction of a split level,
2,285 square-foot single family dwelling with a
450 square-foot attached garage, 1,687 square-foot
basement, and 830 cubic yards of cut;

b. After-the-fact Coastal Development Permit to
allow relocation of a 15” Coast live oak; and

c. After-the-fact Coastal Development Permit to
allow development within 750 feet of known
archaeological resources;

5) Approve a Combined Development Permit
(PLN170613) to abate Code Violation (17CE00361) at
26346 Valley View Avenue and consisting of the
following:
a. Coastal Administrative Permit and Design

Approval to allow construction of a split level,
3,028 square-foot single family dwelling with a
440 square-foot attached garage, 2,413 square-foot
basement, and 1,255 cubic yards of cut; and

b. After-the-fact Coastal Development Permit to
allow development within 750 feet of known
archaeological resources;
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6) Adopt a Mitigation Monitoring & Reporting Program
(MMRP) for project PLN170612 at 26338 Valley
View Avenue; and

7) Adopt a Mitigation Monitoring & Reporting Program
(MMRP) for project PLN170613 at 26346 Valley
View Avenue; and

8) Approve the request to waive provision of the postage-
paid envelopes by the appellant for noticing of appeal
by the Clerk of the Board challenging the Planning
Commission’s approval of Combined Development
Permits (PLN170612 & PLN170613).

[PLN170612/PIETRO FAMILY INVESTMENTS LP/CHRIS ADAMSKI & 
PLN170613/VALLEY POINT LLC (CHRIS ADAMSKI), 26338 & 26346 Valley View Avenue, 
Carmel Area Land Use Plan (APNs: 009-463-017-000 and 009-463-003-000, respectively)] 

The appeal by The Open Monterey Project and Save Carmel Point Cultural Resources 
from the Planning Commission’s adoption of the Mitigated Negative Declaration and 
approval of the Combined Development Permits [PLN170612/Pietro Family Investments 
LP/Chris Adamski and PLN170613/Valley Point LLC (Chris Adamski)] (PC Resolution 
Nos. 18-048 and 18-049) to allow construction of a single-family dwelling, attached garage, 
and basement on each of the two parcels came on for public hearing before the Monterey 
County Board of Supervisors on March 12, 26, and April 23, 2019. Having considered all 
the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Monterey County Board of Supervisors 
hereby finds and decides as follows: 

FINDINGS 

1. FINDING:  CONSISTENCY – The projects, as conditioned, are consistent with 
the applicable plans and policies which designate this area as 
appropriate for development. 

EVIDENCE: a)  Each of the two projects approved herein, include a Combined 
Development Permit (CDP) allowing construction of the first single-
family dwelling on a vacant parcel within 750 feet of known 
archaeological resources. The projects are located at 26338 Valley 
View Avenue [PLN170612/ Pietro Family Investments LP/Chris 
Adamski]  and 26346 Valley View [PLN170613/Valley Point LLC 
(Chris Adamski)]. The projects include a Combined Development 
Permit for each individual parcel as follows:  

- Combined Development Permit (PLN170612) abates the
existing Code Violation (17CE00360) at 26338 Valley View
Avenue and includes a Coastal Administrative Permit and
Design Approval to allow construction of a 2,285 square-foot
single-family dwelling with a 450 square-foot attached
garage, 1,687 square-foot basement, and 830 cubic yards of
cut; an after-the-fact Coastal Development Permit to allow
relocation of a 15” Coast live oak; and an after-the-fact
Coastal Development Permit to allow development within
750 feet of known archaeological resources at 26338 Valley
View Avenue; and
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- Combined Development Permit (PLN170613) abates the
existing Code Violation (17CE00361) at 26338 Valley View
Avenue and includes a Coastal Administrative Permit and
Design Approval to allow construction of a 3,028 square-foot
single-family dwelling with a 440 square-foot attached
garage, 2,413 square-foot basement, and 1,255 cubic yards of
cut; and an after-the-fact Coastal Development Permit to
allow development within 750 feet of known archaeological
resources at 26346 Valley View Avenue.

b) During the course of review of this application, the projects have
been reviewed for consistency with the text, policies, and
regulations in the:

- 1982 Monterey County General Plan;
- Carmel Area Land Use Plan;
- Monterey County Zoning Ordinance (Title 20);
- Monterey County Coastal Implementation Plan Part 4.

No conflicts were found to exist. 
c) The subject properties located at 26338 and 26346 Valley View

Avenue (PLN170612 and PLN170613), Carmel (Assessor’s Parcel
Numbers 009-463-017-000 and 009-463-003-000, respectively), are
in the Carmel Area Land Use Plan (LUP) area.  The parcels are
zoned “MDR/2-D(18)(CZ)” (Medium Density Residential with
maximum gross density of 2 units/per acre with Design Control
overlay and 18-foot maximum height in the Coastal Zone). Pursuant
to Section 20.12.040.A of Title 20 - Coastal Implementation Plan
(CIP) of the Monterey County Code, the first single-family dwelling
per legal lot of record is allowed with approval of a Coastal
Administrative Permit (CAP) in each case. Therefore, construction
of a single-family residence on each of the subject parcels is a
principal use allowed with approval of a CAP for each parcel;
however, pursuant to Section 20.146.090.A.1 of the Coastal
Implementation Plan, Part 4, each project also requires Coastal
Development Permit to allow development within 750 feet of known
archaeological resources.

d) Pursuant to Section 20.146.090 of the CIP, an archaeological report
was required for the proposed development on each lot. The Valley
View parcels are side-by-side adjacent within 750 feet of known
archaeological resources. The following archaeological reports were
prepared:

- “Cultural Resources Assessment of APNs 009-463-003,
009-463-017, & 009-463-012” (LIB170269) prepared
March 2016 by Albion Environmental Group, Inc., Santa
Cruz, CA

- “Preliminary Archaeological Assessment of APN 009-
463-017” (LIB170436) prepared 7 December 2017 by Gary
S. Breschini, Salinas, CA

- “Preliminary Archaeological Assessment of APN 009-463-
003” (LIB170448) prepared 7 December 2017 by Gary S.
Breschini, Salinas, CA
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- “Cultural Resources Auger Testing for APNs 009-463-003,
009-463-017, & 009-463-012” (LIB190038) prepared
November 2018 by Susan Morley, Marina, CA

e) Electrical permits 18CP01784 and 18CP01785 were issued on 5 July
2018 to allow construction of a 400 AMP electrical service panel at
each of the Valley View parcels, prior to discretionary permit
approvals of the projects. Appeal from the Planning Commission’s
adoption of a Mitigated Negative Declaration and approvals of
Combined Development Permits (PLN170612 and PLN170613) was
filed on 14 January 2019; and grading activity, in association with
the Construction Permits (18CP01784 and 18CP01785), was
reported 14 February 2019, after the appeal was filed. Once appeal
of the Planning Commission’s approvals of the Combined
Development Permits were filed, the Planning Commission’s
approvals were effectively stayed until the Board of Supervisors
and/or the Coastal Commission resolve the appeal, pursuant to
Section 20.86.090 of Title 20. Thus, the Board needs to act on the
appeal prior to further development activity at the subject parcels.
The Board may not issue the entitlement unless the entitlement is
part of the administrative remedy for the violation. (MCC section
20.90.120.)  Therefore, to address the grading done without
discretionary entitlement, each Combined Development Permit
(PLN170612 and PLN170613) includes an after-the-fact Coastal
Development Permit to allow development within 750 feet of known
archaeological resources at each parcel.

f) In accordance with Section 20.146.040 of the Carmel Area CIP, a
biological report was prepared for each of the parcels to determine
the presence of environmentally sensitive habitat (ESHA):

- “Biological Assessment for 26338 Valley View Avenue in
Carmel” (LIB180289) prepared 23 September 2017 by
Thompson Wildland Management, Monterey, CA

- “Biological Assessment for 26346 Valley View Avenue in
Carmel” (LIB180288) prepared 24 September 2017 by
Thompson Wildland Management, Monterey, CA

No environmentally sensitive habitat (ESHA) was identified on the 
parcels. 

g) None of the project proposals included removal of protected native
species trees. However, an 18-inch dbh protected oak tree was
relocated from the public right-of-way to the 26338 Valley View
Avenue parcel, at the property owner’s expense, without the benefit
of a discretionary permit. Therefore, the project requires application
of an after-the-fact Coastal Development Permit in accordance with
Section 20.146.060 of the Carmel Area Coastal Implementation Plan
(Title 20). The Combined Development Permit (PLN170612)
includes the after-the-fact Coastal Development Permit to allow tree
relocation at the 26338 Valley View Avenue parcel.

h) The project was referred to the Carmel Highlands Land Use
Advisory Committee (LUAC) for review. Based on LUAC
Procedure guidelines adopted by the Monterey County Board of
Supervisors (Resolution No. 15-103), these applications warranted
referral to the LUAC because the properties have a design control

Legistar File ID No. RES 19-037, Agenda No. 17



(D) overlay subject to a public hearing. The Carmel Highlands
LUAC reviewed the application materials for each of the projects on
16 January 2018 and voted in a (4 ayes – 1 no) decision not to
support the projects.

i) One appeal was filed on the decisions of the Planning Commission
approving three Combined Development Permits, including the
project on Isabella Avenue (PLN170611) and the two subject
projects on Valley View (PLN170612, PLN170613) and adopting
two Mitigated Negative Declarations, one for the Isabella project and
one for the subject Valley View projects.  However, each permit
application is subject to a de novo hearing and action to approve or
deny. Therefore, Combined Development Permits PLN170612 and
PLN170613 may be considered separately in accordance with
Monterey County Code Section 20.86.070 of Title 20. Therefore, the
decision on each of the three Combined Development Permits is
independent of each other, although the Board has been able to
consider any relationship among them and any cumulative impact by
hearing them together on April 23, 2019.

j) The application, project plans, and related support materials
submitted by the project applicant to Monterey County RMA-
Planning for the proposed development found in Project Files
PLN170612 and PLN170613; documents associated with the Board
of Supervisors’ hearing on the appeal on file with the Clerk of the
Board.

2. FINDING: SITE SUITABILITY – The two sites are physically suitable for the
use proposed.

EVIDENCE: a) The projects were reviewed for site suitability by the following 
departments and agencies: RMA-Planning, RMA-Environmental 
Services, Cypress Fire Protection District (FPD), RMA-Public 
Works, Environmental Health Bureau, and Water Resources 
Agency.  There has been no indication from these 
departments/agencies the three sites are not suitable for the proposed 
development. Conditions recommended have been incorporated. 

b) The subject parcels are along the Cypress Point fault. In accordance
with Section 20.146.080.B of the Carmel Area Coastal
Implementation Plan (CIP), development within 1/8 mile of an
active or potentially active fault requires preparation of a geologic
report by a registered geologist or registered engineering geologist.
The following geologic reports and geotechnical reports were
prepared:

- “Geologic Evaluation, Proposed Residence, 26338 Valley
View Avenue” (LIB180256) prepared 22 November 2017
by Chris S. Harwood, Ben Lomond, CA

- “Geotechnical Investigation for a New Residence at 26338
Valley View Avenue” (LIB180449) prepared 18 December
2017 by Haro, Kasunich and Associates, Inc., Watsonville,
CA

- “Geologic Evaluation, Proposed Residence, 26346 Valley
View Avenue” (LIB180257) prepared 22 November 2017
by Chris S. Harwood, Ben Lomond, CA

Legistar File ID No. RES 19-037, Agenda No. 17



- “Geotechnical Investigation for a New Residence at 26346
Valley View Avenue” (LIB180448) prepared 18 December
2017 by Haro, Kasunich and Associates, Inc., Watsonville,
CA

The above-mentioned technical reports by outside consultants 
indicated that there are no physical or environmental constraints 
that render the site unsuitable for the use proposed. County staff 
has independently reviewed these reports and concurs with their 
conclusions. 

c) Pursuant to the Carmel Area Land Use Plan (LUP) Policy 2.7.3.4,
development projects in a location determined to have a significant
hazard are required to record a deed restriction describing the nature
of the hazard. Therefore, Condition Nos. 14 (PLN170612) and 15
(PLN170613), require a deed restriction be recorded for each
respective parcel that states, “The parcel is located within 660 feet,
or 1/8 mile, of an active or potentially active fault and development
may be subject to certain restrictions as per Section 20.146.080 of
the CIP and per standards for development of residential property,
including recommendations made in the Geotechnical Report
prepared by Haro, Kasunich, and Associates on December 18,
2017.”

d) Staff conducted inspection of both sites (26338 & 26346 Valley
View Ave.) on 21 November 2017 to verify the sites are suitable for
this use.

e) The application, project plans, and related support materials
submitted by the project applicant to Monterey County RMA-
Planning for the proposed development found in Project Files
PLN170612 and PLN170613.

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, or 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 the RMA-Planning, RMA-Public 
Works, Cypress Fire Protection District (FPD), RMA-Environmental 
Services, Environmental Health Bureau, and Water Resources 
Agency. 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) See Finding 2.
c) Staff conducted inspection of both sites on 21 November 2017 to

verify the sites are appropriate for this use.
d) The application, plans and supporting materials submitted by the

project applicant to Monterey County RMA-Planning for the
proposed development in Project Files PLN170612 and PLN170613.

Legistar File ID No. RES 19-037, Agenda No. 17



4. FINDING:  VIOLATIONS – The subject properties are not in compliance with 
all rules and regulations pertaining to County zoning uses. The 
violations existing on these properties will be corrected upon 
approval of the Combined Development Permits (PLN170612 & 
PLN170613) which will bring the properties into compliance. 

EVIDENCE: a)  Clearing of indigenous vegetation (ground cover), placement of 
approximately 100 cubic yards of fill within 750 feet of known 
archaeological resources, and alterations likely to cause conditions 
for accelerated erosion were alleged activities on the two properties 
without first securing the proper planning permits. Therefore, code 
violation cases 17CE00360 (26338 Valley View) & 17CE00361 
(26346 Valley View) were opened on 27 September 2017. The 
applicant had a remodel project at 26324 Valley View (PLN150598) 
for which the adjacent property at 26338 Valley View was being 
utilized as a staging area. Two large piles of soil (less than 100 cubic 
yards) at the staging area were removed and utilized at the remodel 
project. Staff confirmed that no indigenous vegetation was removed. 
Abatement of the issues that opened the code enforcement cases was 
confirmed during a staff site visit on 20 March 2019.  

b) Subsequent to filing of the appeal on 14 January 2019 of the
Planning Commission’s decisions to approve Combined
Development Permits (PLN170612 & PLN170613), and prior to an
appeal hearing, trenching and Coast live oak tree relocation were
executed without the benefit of Coastal Development Permits.
Therefore, the violations (17CE00360 & 17CE00361) remain open.
The Combined Development Permits (PLN170612 & PLN170613)
include after-the-fact Coastal Development Permits to allow
development (trenching) within 750 feet of known archaeological
resources and allow after-the-fact relocation of the Coast live oak,
thereby remedying each respective code violation.

c) The trenching onto the property for utility connection within 750 feet
of known archaeological resources is a conditional use that is
allowed with approval of a Coastal Development Permit in each
case. Although building permits were issued July 2018 to allow
construction of a 400 AMP electrical service panel at each parcel,
the trenching was executed without the benefit of land use
entitlements. The approval of Combined Development Permits for
these projects (PLN170612 and PLN170613) now include respective
after-the-fact Coastal Development Permits to allow trenching for
utility extension onto each subject parcel.

d) The applicant’s agent contends that removal of the tree is covered
under CPUC General Order 95. Rule 35 – Vegetation Management
of General Order No. 95 addresses appropriate handling of
vegetation applicable to “all overhead electrical supply and
communication facilities that are covered by this General Order,
including facilities on lands owned and maintained by California
State and local agencies.” Rule 35 supports vegetation removal as
follows:

- Dead, rotten, or diseased trees or portions, thereof,
that overhang or lean toward and may fall into a span
of supply, should be removed;
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- In the event an electric supply circuit that is energized
at 750 volts or less shows strain or evidences abrasion
from vegetation contact, pruning of vegetation is a
component of a suite of corrections that include
reducing conductor tension, rearranging or replacing
the conductor, or placing mechanical protection on the
conductor;

- Requirements of Rule 35 do not apply where the
utility has made a “good faith” effort to obtain
permission to trim or remove vegetation but
permission was refused or unobtainable.

The General Order does not provide authority for utility companies 
to remove a non-hazardous protected tree from the public right-of-
way without the benefit of a land use entitlement in the Coastal Zone 
and does not apply on the facts of this case. Approval of Combined 
Development Permit for 26338 Valley View Avenue (PLN170612) 
during this appeal includes approval of an after-the-fact Coastal 
Development Permit to allow relocation of the Coast live oak from 
the public right-of-way onto the property. 

e) The application, plans and supporting materials submitted by the
project applicant to Monterey County RMA-Planning for the
proposed development found in Project Files PLN170612 and
PLN170613.

5. FINDING: PUBLIC ACCESS – The projects are 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 Local Coastal Program
(LCP), and does not interfere with any form of historic public use or
trust rights.

EVIDENCE: a) No 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 CIP 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 application, plans and supporting materials submitted by the
project applicant to Monterey County RMA-Planning for the
proposed development are found in Project Files PLN170612 and
PLN170613.

6. FINDING: CEQA (MITIGATED NEGATIVE DECLARATION):  The
Board of Supervisors finds, on the basis of the whole record before
it, that there is no substantial evidence the projects will have a
significant effect on the environment, and the Mitigated Negative
Declaration (MND) reflects the County’s independent judgment and
analysis.

EVIDENCE: a)  Pursuant to California Environmental Quality Act (CEQA) 
Guidelines §15063(a), an Initial Study (IS) may be conducted to 
determine if a proposed project would have a significant impact on 
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the environment.  Staff prepared one MND for both project files 
PLN170612 & PLN170613. 

b) Pursuant to §15070(b) of CEQA Guidelines, a MND may be
prepared for a project when the Initial Study identifies potential
environmental impacts. The Initial Study identified potential impacts
to Cultural Resources and Tribal Cultural Resources for both
projects.

c) Proposed mitigations that would reduce potential impacts to less than
significant have been agreed upon by the applicant.

d) The Initial Study for the Valley View applications (PLN170612 &
PLN170613) was circulated for public review 13 September to 15
October 2018.

e) The project proposals are infill development within an existing
Carmel housing tract and include construction of the first single-
family dwelling which is a principally allowed use within the MDR
zone. The circulated Initial Study, prior to the revisions, had
originally identified impacts to both Cultural and Tribal Cultural
Resources for which proposed Mitigation Measures would reduce
impacts to less than significant. Revisions made to the Initial Study
in November 2018 clarify information and amplify mitigation
measures in response to comments and at the direction of the
Planning Commission at its hearing on the projects.  Additional
clarifications have been made in response to the appeal. The revised
mitigation measures substitute equally or more effective mitigation
measures in place of elimination of the basement, as further
described in Finding 7 below. The revisions made in response to the
appeal provide amplification and clarification, and do not identify or
result in new avoidable significant effects (See Finding 7).
Therefore, recirculation of the Mitigated Negative Declaration is not
required pursuant to Section 15073.5 of the CEQA Guidelines.

f) There is no substantial evidence in light of the whole record that the
projects, as conditioned and mitigated, would have significant
adverse effect on the environment.

g) The custodian of documents and materials which constitute the
record of proceedings upon which the decision is based is the County
Resource Management Agency, 1441 Schilling Place South, 2nd

floor, Salinas, California.
h) The application, project plans, and related support materials

submitted by the project applicant to Monterey County RMA-
Planning for the proposed development found in Project Files
PLN170612 and PLN170613.

7. FINDING: INITIAL STUDY – POTENTIAL ENVIRONMENTAL
IMPACTS LESS THAN SIGNIFICANT WITH MITIGATIONS
The Initial Study identified mitigations that would reduce potentially
significant impacts to less than significant for Cultural Resources
and Tribal Cultural Resources. Implementation of recommended
mitigations would reduce potential impacts to less than significant.
Therefore, staff prepared a Mitigated Negative Declaration.
Adoption of the Mitigated Negative Declaration is required prior to
approval of the projects.
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EVIDENCE: a) Pursuant to Section 20.146.090.B of the Coastal Implementation 
Plan (CIP) Part 4, archaeological reports for each respective parcel 
were required by the County due to location in an area of high 
archaeological sensitivity. Four total archaeological reports 
(LIB170269, LIB170436, LIB170448, and LIB190038) were 
prepared for the Valley View parcels by three different 
archaeological experts. The first archaeological report prepared by 
Albion (LIB170269) concluded there was no need for further testing, 
notwithstanding a finding of cultural materials during both a Phase 1 
surface reconnaissance and an Extended Phase 1 sub-surface survey 
using shovel probes (SPs). The cultural material found in the SPs 
gave inconclusive information as to the certain presence of Cultural 
or Tribal Cultural Resources. Subsequent surface reconnaissance 
was conducted and reported in a Preliminary Archaeological 
Assessment (LIB170436 and LIB170448) prepared by Gary S. 
Breschini in December 2017. These second reports on the Valley 
View parcels conclude that none of the materials frequently 
associated with prehistoric cultural resources were observed in the 
soil of the project area. Results from the third report (LIB190038), 
prepared by Susan Morley, concluded fragments found were not 
considered archaeologically significant and the reports were deemed 
negative for archaeological resources. However, nine other sites 
located near the subject properties have previously been recorded as 
archaeological sites. Therefore, recommendations from all three 
archaeologists have been incorporated. The three archaeologists 
came to the same conclusion that although no evidence of cultural 
resources is present at either of the Valley View parcels, 
implementation of development could accidentally uncover 
unknown resources due to location in CA-MNT-17. To ensure less 
than significant impacts to potential archaeological resources, a 
qualified archaeological monitor is required to be present onsite 
during soil disturbing activities. Each of the projects includes this 
monitor requirement in MM#1, incorporated as Condition No. 9, in 
which staff clarified the definition of a “qualified archaeological 
monitor” and amplified the effectiveness of the condition by 
prohibiting use of the same observer during concurrent soil-
disturbing activities at either the 26338 or 26346 Valley View 
property or the 26307 Isabella property. 

b) MM#2, incorporated as Condition No. 10, requires adherence to
State laws governing the uncovering of human remains and
associated grave goods pursuant to CEQA Guidelines Section
15064.5(e). This mitigation includes a design contingency for the
basement proposal if human remains and associated grave goods are
found onsite, with penalty for violation pursuant to Public Resources
Code Section 5097.994. Staff provided clarification in MM#2 of the
definition of a “Tribal Monitor” that aligns with the provisions of
AB 52 and the process by which accidentally uncovered tribal
cultural artifacts would be carefully excavated. Effectiveness of the
mitigation is amplified by identifying the Public Resources Code
process for a redesign in case of Native American remains found
onsite that could not be reburied elsewhere on the parcel.
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  c) MM#3, incorporated as Condition No. 11, requires that if Native 
American remains are uncovered onsite, and will remain onsite, the 
applicant/owner shall record a Conservation Easement over the 
parcel that will retain the remains, excepting areas such as for the 
residence and landscaping. Staff clarified the extent and boundaries 
of the Conservation Easement to include the entire parcel rather than 
specifically over the location of the remains so as to maintain 
confidentiality of the resource. The action required for MM#3 has 
been amplified for effectiveness by adding that if uncovered human 
remains found onsite are confirmed by the County Coroner to be 
Native American, the applicant/owner shall contact RMA-Planning 
within 24 hours of this confirmation that a Conservation Easement is 
to be surveyed and submitted. 

  d) The subject parcels are located in the aboriginal territory of 
Ohlone/Costanoan-Esselen Nation (OCEN). Pursuant to AB 52, 
tribal consultation took place on 10 October 2017 regarding the 
proposed projects. The outcome of the consultation with OCEN was 
an objection to the basement portion of the projects and included a 
recommendation to have a Native American Monitor from OCEN, 
approved by the OCEN Tribal Council, be present onsite during any 
ground disturbance for each project. Although the archaeological 
reports stated that there is no known or listed historical resource, the 
reports could not rule out that significant cultural resources exist. 
These reports, when combined with the recommendation from 
OCEN, support mitigation through monitoring. To ensure less than 
significant impacts to potential Tribal Cultural Resources, a monitor 
approved by the appropriate tribe 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 AB 52 requirements, or other appropriately NAHC-
recognized representative, is required in Mitigation Measure MM#4 
as Condition No. 13. This Tribal Monitor will be retained for the 
duration of any project-related grading or excavation. Staff provided 
clarification in MM#4 of the definition of a “Tribal Monitor” that 
aligns with the provisions of AB 52 and the process by which 
accidentally uncovered tribal cultural artifacts would be carefully 
excavated. Effectiveness of the mitigation is amplified by identifying 
the Public Resources Code process for a redesign in case of Native 
American remains found onsite that could not be reburied elsewhere 
on the parcel. 

  e) The Initial Study for the projects provide mitigation measures that 
reduce impacts to less than significant for Cultural Resources and 
Tribal Cultural Resources, and are included as Conditions of 
Approval in accordance with PRC §21081.6(b). 

  f) Neither project would cause or contribute to a cumulative impact on 
either Cultural or Tribal Cultural Resources. Staff found no 
substantial evidence in the four archaeological reports to support a 
fair argument that either parcel contains Cultural or Tribal Cultural 
Resources. However, mitigations were included in the circulated 
Initial Study (13 September – 15 October 2018) for protection of 
potentially uncovered resources. The revised Initial Study (28 
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November 2018) amplifies mitigation measures. Amplifications 
include a provision for protecting non-human cultural artifacts by 
abandoning mechanical methods of excavation and proceeding with 
hand-digging only, a process for appropriate submission of cultural 
artifacts to the affiliated tribe, a requirement for a subsequent 
technical report in the event of accidentally uncovered cultural 
artifacts, and a requirement for the applicant to record a conservation 
easement on the parcel if Native American remains are accidentally 
uncovered. The mitigations have been further clarified and amplified 
in response to the appeal, as described above. These mitigations 
ensure that potential incremental effect of the projects on 
accidentally uncovered resources would not be cumulatively 
considerable when considered with other past, present, and probable 
future projects. 

8. FINDING:  PROCEDURAL BACKGROUND – The projects have been 
processed in compliance with County regulations. 

EVIDENCE: a) On 25 July 2017, the applicant applied for three Combined 
Development Permits (PLN170611, PLN170612 & PLN170613) to 
allow construction of a single-family dwelling on each of three 
parcels.  

b) During the application process, the two subject parcels on Valley
View were served notices of code violations in September 2017.
Therefore, the project description for these two applications was
augmented to include abatement of the code violations (17CE00360
& 17CE00361).

c) The Carmel Highlands Land Use Advisory Committee (LUAC)
reviewed the application materials for each of the three projects on
16 January 2018 and voted not to support the project as proposed in
the following decisions: 26307 Isabella Avenue (3 ayes – 1 no, 1
absent), and 26338 & 26346 Valley View Avenue (4 ayes – 1 no)

d) The application submittals were deemed complete on 8 February
2018 (PLN170612 & PLN170613).

e) Staff circulated the Initial Study for the two projects 13 September –
15 October 2018. See Finding 6.

f) The three project files were brought to public hearing before the
Planning Commission 31 October 2018. At least 10 days prior to the
public hearing before the Planning Commission, notices were
published in the Monterey County Weekly and were posted on and
near the property and mailed to the property owners within 300 feet
of the subject property as well as interested parties. The Planning
Commission held the hearing and then continued hearing on the
three projects to 5 December 2018.

g) The Planning Commission held the continued hearing on 5
December 2018. At least 10 days prior to the public hearing before
the Planning Commission, notices were published in the Monterey
County Weekly and were posted on and near the property and mailed
to the property owners within 300 feet of the subject property as well
as interested parties. The Planning Commission approved the
projects with revised conditions (PC Resolution Nos. 18-048 and 18-
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049 for the subject projects and PC Resolution No. 18-047 for the 
Isabella project). 

h) Resolutions for the three projects were signed and made available to
the public 2 January 2019. These resolutions included language that
was mistakenly deleted for Condition Nos. 11 and 13 due to clerical
error. Staff corrected the resolutions to include the language that had
been mistakenly deleted from Condition Nos. 11 and 13 (the
“Corrected Resolutions”).  On 3 January 2019, staff sent the
Corrected Resolutions with all attachments to applicant, agent, and
interested parties.  The Corrected Resolutions were also made
available to the public on 3 January 2019.  Because these were
clerical corrections, and in an effort to make the corrections available
to the public in a timely manner, staff did not require a later
signature on the Corrected Resolutions.

i) An appeal of the decision by the Planning Commission was timely
filed on 14 January 2019 by The Open Monterey Project and Save
Carmel Point Cultural Resources, represented by attorney Molly
Erickson. Staff brought the application before the Board of
Supervisors at a duly noticed public hearing on 12 March 2019. The
hearing was continued to 26 March 2019.

j) On 26 March 2019, staff requested the Board continue the appeal
hearing to 23 April 2019 to allow staff adequate time to fully
investigate issues raised on each of the three parcels, address public
comments for each of the three projects, and fully analyze all of the
issues. The applicant agreed to continue to this date, and staff
notified the appellant. The Board continued the hearing to 23 April
2019.  At least 10 days prior to the April 23, 2019 hearing, notices
which included the new additions of after-the-fact permits to cure the
2019 code violation were published in the Monterey County Weekly
and were posted on and near the property and mailed to the property
owners within 300 feet of the subject property as well as interested
parties.

k) Staff Report, minutes of the Planning Commission hearings,
information and documents in Project Files PLN170611,
PLN170612, & PLN170613; records of the appeal on file with the
Clerk of the Board.

9. FINDING: APPEAL AND APPELLANT CONTENTIONS – The appellant
requests the Board of Supervisors grant the appeal and either 1) require
an EIR for the projects or 2) deny the Combined Development Permit
applications (PLN170611, PLN170612, & PLN170613) on the basis of
potential impacts to cultural resources. The appeal alleges there was a
lack of fair or impartial hearing, the findings or decision are not
supported by the evidence, and the decision was contrary to law.

The contentions are contained in the Notice of Appeal (Attachment
E of the 26 March 2019 Board of Supervisors Staff Report) and
summarized below followed by responses to those contentions as
relevant to both Valley View projects. The Board of Supervisors
finds that there is not substantial evidence to support the appeal and
as such, provides the following evidence:
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 EVIDENCE:  Contention #1 – Carmel Area Land Use Plan (LUP) Inconsistency. 
The appellant contends County approvals do not incorporate all site 
planning and design features needed to minimize or avoid impacts to 
archaeological resources because the Carmel Area LUP General 
Policy states “all available measures shall be explored to avoid 
development on sensitive prehistoric and archaeological sites” and 
County approvals are not in compliance with this policy and 
objective. The appellant states concern regarding design being 
inconsistent with the LUP requirement for the structure to blend into 
the wooded, rocky environment and be subordinate to the area. 
Response:  
Carmel Area LUP Policy 2.8.3.3, as the appellant paraphrases 
above, is one of a suite of policies regarding archaeological 
resources. The complete Policy 2.8.3.3 text is as follows, 
“All available measures, including purchase of 
archaeological easements, dedication to the County, tax 
relief, purchase of development rights, etc., shall be explored 
to avoid development on sensitive prehistoric or 
archaeological sites.” Pursuant to Policy 2.8.3.1 and 2.8.3.2 
of the Carmel Area LUP, the applicant was required to 
provide archaeological reports describing the sensitivity of 
each site and recommending appropriate levels of 
development and mitigation consistent with each site’s need 
for protection. The first report (LIB170269) prepared for 
each Valley View parcel, determined that after Albion’s 
Phase 1 and Extended Phase 1 Assessments at each of the 
three parcels, no additional archaeological testing was 
necessary; however, measures protective of potential 
archaeological deposits were recommended. The second 
reports (LIB170436 & LIB170448) prepared for the Valley 
View parcels concluded the proposed projects should not be 
delayed for archaeological reasons; however, because the 
prehistoric archaeological materials on nearby parcels were 
found at considerable depth during basement and cistern 
excavations, archaeological monitoring was recommended. 
The third report (LIB190038) prepared for each Valley View 
parcel determined there is no reason to delay the project due 
to concerns about cultural resources; however, because the 
project parcels are located in the neighborhood of three 
recorded archaeological sites, both an archaeologist and a 
Native American monitor were recommended mitigation 
measures. Further, a mitigation measure requires that if 
Native American human remains are accidentally uncovered, 
the applicant/owner shall record a Conservation Easement 
over the parcel excepting the house and landscaping. Given 
that all three archaeological experts found no substantial 
evidence to support a fair argument that cultural resources 
exist on the parcel, minimizing potential impacts is 
reasonable if appropriate mitigation measures are applied to 
potential resource finds.  
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Design proposal of the homes includes dark gray standing 
seam metal roofs. The homes are infill development within 
an existing Carmel housing tract zoned medium density. The 
aesthetic of the neighborhood is urbanized rural village with 
eclectic home designs removed from wooded, rocky visual 
resources. Standing seam metal roofs are available in a range 
of color/style combinations that lend the material versatility 
in a design setting such as unincorporated Carmel where the 
County requires matte finish and low value color roofing 
material. Therefore, use of the standing seam metal roofing 
material is in accordance with Carmel LUP Policy 2.2.3.6 
that requires structures be subordinate to and blended into the 
environment, using appropriate materials to that effect. 
 

   Contention #2 – CEQA Compliance. Appellant contends the County 
did not comply with CEQA as follows:  

• Failed to consider cumulative impacts 
• Provided inadequate information – no single map 

showing all three projects 
• Failed to use the correct CEQA Guidelines, to 

provide enough evidence to proceed without an EIR, 
and to prepare an EIR 

• Chose two out of three archaeological reports that 
preferred approval 

• Ignored CEQA directive “if there is a disagreement 
among expert opinion supported by facts over the 
significance of an effect on the environment, the Lead 
Agency shall treat effect as significant and shall 
prepare an EIR.” 

Response:  
A visual aid that displays the three parcels on one map is made 
available as part of the staff report for the March 12, 2019 Board 
hearing on the project (Attachment B to the staff report). 
 
The conclusions of the three expert opinions were not in 
disagreement. Albion recommended no need for further testing, 
alongside protection measures of potential resource finds. Breschini 
recommended no delay of the project due to archaeology, along with 
onsite monitoring during construction. Morley recommended no 
delay of the project due to concerns about cultural resources, and 
mitigation measures that include both an archaeological and a tribal 
monitor onsite during construction. Opinions from the three different 
expert archaeologists were in agreement despite the difference in 
finds. Therefore, staff did not ignore the CEQA directive (Section 
15064(g) of the CEQA Guidelines). 
 
The decision by the County of whether to prepare an EIR was 
weighed judiciously, and County finds there is no fair argument 
supported by substantial evidence that the project, as mitigated, 
would have a significant impact on Cultural Resources or Tribal 
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Cultural Resources. In accordance with Section 15064(f)(2), when 
there is substantial evidence that the project may have a significant 
effect on the environment, but the applicant agrees to mitigations 
that would reduce the effects to less than significant, a mitigated 
negative declaration is appropriate, and an EIR is not required. In 
this case, the County is requiring and the applicant has agreed to 
mitigation measures that would reduce potential impacts to Cultural 
Resources and Tribal Cultural Resources to less than significant. 

Albion reported each of the six shovel probes (SP) across the three 
subject parcels yielded cultural materials. However, Albion found 
the information was inconclusive to confirm cultural resources 
would be present onsite. None of the three reports “preferred 
approval” of the projects.  

The proposed project could disturb unknown subsurface 
human remains or cultural artifacts, and mitigation measures 
have been required as conditions of approval to mitigate 
potential impacts. With respect to cumulative impacts, staff 
recognized that projects with basements in the immediate 
vicinity have been implemented in the past and are 
reasonably assumed to take place in the future, and brought 
the Isabella and Valley View applications together to hearing 
at the Planning Commission, recognizing the potential 
cumulative impact. Staff recommended during the 31 
October 2018 Planning Commission hearing to approve 
construction of the single-family dwellings with reduced or 
no basements. Upon requesting and receiving cumulative 
data from staff about past approved projects with basements 
on Carmel Point that included comparison of archaeological 
report preliminary conclusions as compared to actual finds 
once construction began, the Planning Commission directed 
substitute mitigation measures. The Board of Supervisors 
likewise considered the Isabella project and the two Valley 
View projects together at the same hearing. See Finding 7. 
Contention #3 – Archaeological Monitor Qualifications. The 
appellant contends the role of the archaeological monitor is not 
clearly defined as follows:  

• Define “qualified archaeological monitor”
• Different terms are used in the mitigations for

“qualified archaeological monitor”
• Define required performance criteria and standards

in the mitigations
• Give the archaeologist authority to halt work in

Mitigation Measure #3
• Clarify if archaeologist under contract with the

developer has to be the same as the one consulted
when remains and artifacts are found

• Prohibit sharing the same observer for all three
projects to watch over all soil disturbing activities at
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each site 
Response:  
A qualified archaeological monitor is a licensed professional 
archaeologist on the County-approved list of archaeological 
consultants. The mitigations have been revised to 
consistently use the term “qualified archaeological monitor” 
and to prohibit sharing the same observer (Condition No. 9) 
for all three sites during concurrent soil disturbing activities 
(See Conditions of Approval). The archaeologist has the 
authority to halt work in three of the four archaeological 
resource related mitigations; a monitor is not appropriate for 
the Historic Resource request mitigation. Performance 
criteria and standards are listed in the Mitigation Measure 
Monitoring Action No. 1b (Condition No. 9) as requirements 
for the contract with the monitor: specific construction 
activities for which the monitor shall be present, any 
construction activities for which the monitor will not be 
present, how sampling of the excavated soil will occur, and 
any other logistical information such as when and how work 
on the site will be halted. Monitors are obligated under 
California Code of Regulations Section 15064.5(e), Public 
Resources Code Section 5097.98, and California Health and 
Safety Code Section 7050.5 as to treatment of any human 
remains encountered during ground-disturbing activities. 

All archaeologists are governed by the same State laws and 
the applicant/owner is financially responsible for consultant 
fees. The archaeologist can be presumed to do his or her 
work according to professional standards; accordingly, there 
is no reason to compel the applicant/owner to contract two 
different archaeologists for different phases of the projects. 
The County requirement for choosing an expert 
archaeological consultant is that entity must be chosen from 
the County-approved list. 
Contention #4 – Tribal Representation. The appellant states 
concern that the role of tribal representation is not clearly defined as 
follows:  

• Define “tribal monitor.” Is the “OCEN” monitor
different than the “tribal monitor”?

• Avoid potential conflict of interest: Tribal monitor
should be a different person from the Most Likely
Descendant (MLD)

Response:  
In accordance with AB 52, Ohlone Costanoan Esselen Nation 
(OCEN) has provided the requisite formal written request to 
be contacted by the County regarding any project for which a 
Notice of Preparation, Notice of Mitigated Negative 
Declaration or Notice of Negative Declaration is filed on or 
after July 1, 2015. Without this request, there is no statutory 
requirement that a lead agency engage in AB 52 tribal 
consultation. The tribe must respond in writing, within 30 
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days of receipt of the formal notification and request 
consultation. Response to the County must include 
designation of a lead contact person. If the tribe does not 
designate a lead contact person or designates multiple lead 
contact persons, the County shall defer to the person listed on 
the contact list maintained by the Native American Heritage 
Commission (NAHC). OCEN has consistently designated a 
lead contact person for consultation with the County. 
Therefore, the conventional approach by the County to 
requiring a “tribal monitor” has been that this is the same as 
an “OCEN” monitor. During the 5 December 2018 Planning 
Commission hearing, a motion was carried to use more 
inclusive language in County documents requiring a tribal 
monitor. Discussion resulted in any references to OCEN, 
specifically, will now refer to an “appropriate tribe associated 
with the vicinity of the subject parcel that has consulted with 
the County in accordance with AB 52 requirements”. The 
participation by the MLD in the event of discovery of human 
remains determined to be Native American is required by 
state law and is different than the state law procedure for 
tribal consultation. The mitigation measure language involves 
the MLD in the context of finding human remains and 
pursuant to CEQA Guidelines Section 15064.5(e) while 
reference to the Tribal Monitor is in the context of identifying 
uncovered non-human materials and defined in accordance 
with AB 52 requirements. The two are not conflated 
anywhere in the mitigation measures. 

Contention #5 – Interpretation of Significant Resources. The 
appellant contends the following: 

• Meaning of “significance” may differ between a tribal
monitor and an archaeologist

• Mitigations should protect all resources until they are
determined to be significant rather than protecting
only the “potentially significant resources.” A small
artifact that is not considered significant could be
indicative of additional nearby resources that may be
considered significant.

• Standards for significance should be clear, objective,
and enforceable

• Language in the mitigation measures is inconsistent
and should clearly allow stopping work for potentially
significant finds.

Response:  
CEQA accounts for the differing meanings of “significance” through 
distinction between “archaeological resources” and “tribal cultural 
resources” in environmental review and were analyzed separately in 
the Initial Study. Archaeological resources were analyzed under the 
category of “Cultural Resources” while tribal cultural resources were 
analyzed under the category of “Tribal Cultural Resources” 
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(Appendix G of the CEQA Guidelines), and each category resulted 
in “less than significant impacts with mitigations incorporated,” as 
reviewed separately. Mitigation measures include both a qualified 
archeological monitor (Condition No. 9) and a tribal monitor 
(Condition No. 13) from a tribe associated with the vicinity of the 
subject parcel (See Conditions of Approval). 
Standards for significance in terms of archaeological resources are 
defined in CEQA under PRC §21083.2 which provides that a 
nonunique archaeological resource need be given no further 
consideration, other than the simple recording of its existence by the 
lead agency if it so elects [PRC §21083.2(h)]. Standards for 
significance in terms of tribal cultural resources are defined in 
CEQA under PRC §21074 within which, a nonunique archaeological 
resource may be considered a tribal cultural resource.  
A potentially significant resource is determined based on substantial 
evidence. The archaeological reports provided no substantial 
evidence to support a fair argument that archaeological resources 
exist on the subject parcels but could not rule out the possibility of 
finding cultural resources during deeper excavations in the future. 
Therefore, the reports recommended protection measures, and onsite 
monitoring was recommended. These recommendations have been 
incorporated as mitigation measures which have been clarified and 
amplified in response to the appeal. (See Finding 7) 

Contention #6 – Removal of Resources. Appellant contends that 
County mitigation “requires” removal of human remains and 
historic artifacts. 
Response: 
The language has been clarified in the mitigation to replace the word 
“removed”, and the revised mitigation is as follows: “The artifact, 
and any subsequent artifacts determined to be significant tribal 
cultural artifacts shall be surgically uncovered and extracted by a 
qualified archaeologist, and stored safely throughout the duration of 
excavation.  

Contention #7 – Excavations. Appellant states concern that 
excavation footprints are significantly larger than aboveground 
footprints due to the need for excavation of not only the walls, but 
also large light wells and escape wells, which are proposed in all 
three projects. The appellant contends the County has other options 
available to investigate and evaluate the sites, as previously 
presented to the Planning Commission 31 October 2018. 
Response: 
The alternative method presented during the Planning Commission 
31 October 2018 was Geoprobe testing. Recommendation by the 
County of Geoprobe testing for Extended Phase 1 Assessment is still 
in the exploratory phase and is not ruled out as a future method for 
investigation and evaluation of sites for potential findings of remains 
and artifacts. Prior to a decision requiring Geoprobe investigation for 
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estimating potential archaeological resources, the County would 
need to do a comprehensive study of the method. 

The proposal for excavation must be put in the context of Visual 
Resources. Carmel LUP Policy 2.2.5.2 requires that in order to 
provide for more visually compatible structures, the height limit in 
the Carmel Point Area should be limited to a maximum height of 18 
feet from the natural average grade. For development in the Carmel 
Point Area there are competing resource protection policies due to 
the LUP height limitation that protects visual resources and those 
State laws that protect cultural resources. While basements may have 
potentially significant impact on cultural resources, State law 
provides statutory guidance in PRC §21074, §21080.3.1, §21080.3.2, 
§21083.2, §21084.3, and §5097.9 for reducing impacts to cultural
resources less than significant with appropriate mitigation.

Further context for excavation in the Carmel Medium Density 
Residential (MDR) zone is that subgrade square footage is not 
accounted in floor area calculations. Maximum Floor Area Ratio 
(FAR) in MDR is 45%. Each project is within the maximum FAR 
thresholds of 2,889 sf at 26338 Valley View and 3,977 sf at 26346 
Valley View. The basement provides additional floor area for each 
of the parcels as follows: 37.49% for 26338 Valley View and 
28.66% for 26346 Valley View. 

Additional context for excavation proposals includes the loose soils 
at both parcels that require sub-excavation and scarification to a 
depth of 5 to 9 feet in order to support a residential structure without 
total and differential settlement that would destabilize the structure 
over time. Loose soils anticipated at footing grade necessitate either 
A) Sub-excavation and scarification or B) Helical piers (LIB. Option
“A” requires sub-excavation 4-9 feet (actual depth determined at the
time of construction by a geotechnical engineer) of loose soil,
scarification 12 inches deep at the bottom of the excavation, and a
mat of engineered fill extended a minimum 5 horizontal feet beyond
the outer edge of the foundation and slab elements in each direction.
Option “B” requires the helical piers penetrate through the entire
zone of loose soil to embed in firm sand at 5-9 feet depth. Staff
analyzed the range of grading that could be anticipated at each of the
properties without a basement in the loose soil conditions. Each of
the Valley View parcels has the potential to reduce excavation by
removing the basement from the project (up to 38% less of the 830
cy proposed at 26338 Valley View and up to 54% less than the 1,255
cy proposed at 26346 Valley View). Concurrently, there is potential
for needing to excavate approximately as much soil without the
basement as with the basement (up to 846 cy at 26338 Valley View
compared to the proposed 830 cy, and up to 1,145 cy at 26346
Valley View compared to the proposed 1,255 cy). Helical piers
would require significantly less excavation than either Option A or a
basement component; however, ground disturbance would not be
eliminated and would require Mitigation Measures to reduce to less
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than significant potential impacts to Cultural and Tribal Cultural 
Resources. The Mitigation Measures that had been proposed in the 
circulated Initial Study to reduce to less than significant impacts to 
Cultural and Tribal Cultural Resources, were amplified in the 
November 28 revision adopted by the Planning Commission. 
Excavation for either the basement or the foundation and ground 
disturbance for helical piers, as necessary to build a house, would 
require mitigation of avoidable environmental impacts caused by 
implementation of the principally allowed residential use on these 
lots. 

Contention #8 – Archaeological Report Results. The appellant 
contends the following:  

• Auger pits were not done at a depth of the proposed
excavation and locations were not relative to the
areas proposed to be excavated

• Shovel test may have been done in the area where
“large mound of imported sand and gravel” were
found, showing evidence of illegal grading without a
permit by the applicant

• Second archaeological report found resource that
archaeologist claimed as not significant, and
therefore, County claimed the report as “negative”
for finding resources. This is inconsistent with County
files that show “insignificant” items were buried with
humans

Response:  
The shovel probes (SPs) were executed by Albion 
(LIB170269) in March 2016, prior to reporting of the large 
mound of soil at the western end of 26346 Valley View 
parcel in the subsequent 2017 report (LIB170448) prepared 
by Breschini. Breschini’s reports on both Valley View 
parcels conclude that none of the materials frequently 
associated with prehistoric cultural resources were observed 
in the native soils of the project area. 

Auger Test Holes (ATHs) are constrained to depths allowed 
by manual tools as were available to expert archaeologists 
that surveyed the subject parcels.  Testing done by Morley 
(LIB190038) was limited to a six-foot manual auger along 
with a five-foot auger extension, which could auger to a 
maximum depth of eleven feet. Although the ATHs and SPs 
(Albion, LIB170269) were taken from the locations of 
proposed excavation at each of the parcels, the maximum 
ATH could reach a maximum depth of eleven feet. The 
basements are proposed for excavation to depths of 14 to 15 
feet from average natural grade. Geoprobe testing can reach a 
depth of 50 feet with 2-inch diameter drill holes; however, 
this method is not yet a method recommended by the County 
(See response to appeal Contention #7 above).  
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The appellant’s contention about County records showing 
“insignificant” items buried with humans misunderstands County’s 
analysis. The County recognizes that grave goods associated with a 
Native American burial are cultural resources, and would therefore, 
be considered significant and prompt a “positive” report. In this case, 
the results from the second report, which is the subject of this appeal 
contention, concludes there is no evidence of Native American 
burials or artifacts buried with a Native American, and therefore, the 
archaeological report was considered “negative”.  
 

   Contention #9 – Mitigation Measures. The appellant states concern 
that mitigation measures do not protect resources and instead, 
provide incentive to destroy resource so it is not intact. The 
appellant would like for the County to adopt mitigations to prevent 
damage to resources beforehand and questions why some 
mitigations are referred to as “conditions of approval”. The 
appellant has specific issues with mitigation measures as follows:  

• Mitigation Measure Action 1b is lacking these 
features – 1) performance or criteria for 
responsibilities and involvement of arch monitor, 2) 
requirement for accountability by the archaeologist to 
the County, 3) requirement as to who at the County 
should review the proposed contracts 

• Mitigation Measure 2 is lacking these features – 1) 
clear, unambiguous grammar and writing, 2) 
standards and objectives, 3) statement of what occurs 
after remains are determined Native American, 4) 
recommendation language that guarantees proper 
handling of human remains and that requires the 
project applicant respect the wishes of the MLD, 5) 
requirement that soil disturbance halt within 50 
meters, or 164 feet, at each of the three projects if an 
artifact is found on any one of the parcels during 
ground disturbance; this would make sense since the 
Pietro projects are within 50 meters of each other 

• Mitigation Measure for Conservation Easement is 
lacking these features – 1) specific performance 
standards, criteria, or objectives, 2) language that 
would prevent all excavation and all development as 
defined in the Coastal Act, 3) requirement for 
applicant to pay for the easement, 4) requirement that 
easement be in place before building permits are 
issued, 5) inclusion of surroundings adjacent to 
human remains as a portion of the easement 
dedication since it is know that possessions and 
household items are buried with them as well 

• Mitigation Measure 4c is lacking these features – 1) 
effective and enforceable action, 2) statement as to 
whom the letter shall be submitted, accuracy of the 
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letter, or submission of the letter under penalty of 
perjury, 3) specific timing that explains “final” 
reference and imposes a definite, enforceable date, 4) 
protection of sites in perpetuity from further 
excavation, 5) requirement to remove basement 
component of project if human remains are found, 6) 
scenario of reburial being impossible to fit due to site 
constraints 

Response:  
The County has clarified the Mitigation Measures in response 
to these comments, as fully described in Finding 7. Revisions 
to the Mitigation Measure language are included in strike out 
and underline in Conditions of Approval (Attachment C). 
Specifically, revisions have been made to the Mitigation 
Measures that are listed as Conditions 9 to 13 ((highlighted 
headings) to make clarifications and provide language that 
strengthens the effectiveness of the mitigation measures.  It is 
appropriate for the mitigation measures to be required as 
Conditions of Approval pursuant to Public Resources Code 
sec. 21081.6(b). See Finding 7. 

Contention #10 – Disclosure of Information. The appellant 
contends the following with regard to disclosure of information: 

• Requirement for a Final Technical Report a year after
project completion is “far too long” and “additional
projects could be approved during that time at that
location without the benefit of the important
information about the discovery.”

• In the case of finding Native American remains onsite,
the required re-design would not be subject to public
review or notice, or CEQA review/exemption

• County agenda items fail to disclose that project
approvals are part of clearing a code enforcement
violation

• County has not published the reports and has
controlled the information

Response:  
The Final Technical Report would be required as an assessment of 
uncovered artifacts that are not considered grave goods. Artifacts 
identified as grave goods would be interred with the associated 
human remains in accordance with state law. 

If a project requires redesign such that it would amend the project 
description, an amendment to the project would be required to be 
processed. 

California State Government Code §6254.10 and other state 
laws require confidentiality of records that relate to 
archaeological site information maintained by, or in the 
possession of, federal, state, and local agencies, including the 
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records that an agency obtains through a consultation process 
between a tribe and that agency. Therefore, the County is 
prohibited by State law to make archaeological reports 
available to the public, except in heavily redacted form that 
protects confidentiality of archaeological site information. 

Contention #11 – County Processes and Procedures. The appellant 
states concern with County processes and procedures regarding 
distribution of the resolutions. 
Response:  
Staff signed the Planning Commission resolutions on 20 
December 2018. The signed resolutions that had been sent 
out contained errors. The errors were corrected and because 
they were insubstantial, the resolution that was sent with 
corrections did not require a repeat signature. See Finding 8. 

10. FINDING:  PUBLIC COMMENT – Staff received several public comments 
regarding both Valley View projects along with claims of potential 
unpermitted activities. 

EVIDENCE: a) Staff received seven comment letters from neighbors supporting 
appeal of the projects, summarized as follows: 

- The County should require a focused EIR for the three
contiguous basement proposals (Isabella and Valley
View)

- Pervasive belief in the construction industry that it is
easier and cheaper to just pay fines if caught for a
violation

- Increased fines for cutting down trees without permission
to reflect an actual penalty rather than a calculated risk

- Requirement that both remodel and new construction
replace all removed trees at a two to one ratio with
compliance monitoring for at least five years

- Opposition to large homes with basements in Carmel
Point that may cause great disturbance to the land and
possible native burial grounds

- Developer’s actions have the appearance of
thoughtlessness, insensitivity, and disrespect with regard
to the neighborhood and rules

- Minimal attempts at dust and erosion control have been
ineffective causing erosion to downhill properties

- Trucks and tractors were going in and out routinely for
two years

- Traffic was routinely blocked on the Valley View block
and no detour signs were provided

- Emergency vehicles would not have access
- Valley View lots appear to have been used as a

construction yard for storing soil, gravel, machinery,
implements, portable toilets, trash, debris trailers, and an
unused construction trailer

- Valley View lots appear to have been used as dumping
grounds while developing on a nearby lot
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- Industrial business is inappropriate in a residential zone 
- Loud noise from sawing of masonry 
- Mass, bulk, and scale of the proposed houses do not meet 

the goal of neighborhood compatibility 
- Re-evaluation of building and patio footprint coverages to 

allow more space for replacement trees  
Response: Staff investigated both parcels for the existing code 
enforcement cases from 2017 and the allegations of illegal trenching 
and tree removal from 2019. Abatement of the activities documented 
in the code enforcement cases has been confirmed while approval of 
applications (PLN170612 and PLN170613) include after-the-fact 
Coastal Development Permits to bring the properties into compliance 
(See Finding 4). Neither project includes removal of any protected 
trees. Staff confirmed the relocated 15-inch Coast live oak that was 
removed from the public right-of-way during electrical work by 
PG&E was planted successfully on the property, at the property 
owner’s expense. The property owner is a contractor with projects in 
the neighborhood, such as the adjacent 26324 Valley View 
residence, and has confirmed utilizing 26338 and 26346 Valley 
View parcels as staging areas. Staff has not found in County records 
violations reported due to erosion to downhill properties, illegal 
dumping, noise disturbance, or blocked traffic in the Valley View 
vicinity.  
 
The Initial Study/Mitigated Negative Declaration identified potential 
impacts to Cultural Resources and Tribal Cultural Resources. The 
four archaeological reports from three expert archaeologists came to 
the same conclusion that although no evidence of cultural resources 
is present at either of the Valley View parcels, implementation of 
development could accidentally uncover unknown resources due to 
location in CA-MNT-17. Mitigation measures have been developed 
that ensure potential impacts are less than significant to 
archaeological resources and Tribal Cultural Resources. These 
include both a qualified archaeological monitor and a tribal monitor, 
design contingency for the basement proposal if human remains and 
associated grave goods are found onsite, and if Native American 
remains are uncovered onsite, and will remain onsite, the 
applicant/owner shall record a Conservation Easement over the 
parcel that will retain the remains, excepting areas such as for the 
residence and landscaping (See Finding 7). 
 

  b) Staff received four additional public comment letters summarized as 
follows:  

- Gayle Totton, M.A., Ph.D., Associate Governmental 
Program Analyst, Native American Heritage 
Commission  Mitigation appears to be adequate to cover 
inadvertent finds of Cultural Resources and Tribal 
Cultural Resources; however, the Carmel Area Land Use 
Plan (CALUP) asserts that the best preferred mitigation 
practice is avoidance first. Interpretation of analysis led 
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the author to believe that as an unnecessary component of 
the residence, elimination of the basement would 
significantly reduce the potential to disturb resources. The 
author would like the Supervisors to examine the intent of 
the CALUP and decide the adequacy of the revised 
document. 

Response: Issues considered in analysis of these two applications 
include policies that protect aesthetic, archaeological, and tribal 
cultural resources, zoning regulations, and building code standards. 
Construction of either a basement or a foundation and ground 
disturbance for helical piers, as necessary to build a house, would 
require mitigation of avoidable environmental impacts caused by 
residential use on these lots. See Contention #7 in Finding 9 above. 

- Linda Yamane, Rumsen (Ohlone) heritage, former Most
Likely Descendant (MLD) for the Native American
Heritage Commission  Serving as MLD for 25 years, the
author made recommendations for the respectful
treatment and disposition of Native American remains
and associated grave goods encountered during
construction or other ground disturbance activities in
Monterey County. In particular, the author learned a lot
about the cultural resources present on Carmel Point in
working alongside archaeologists at three projects on
Carmel Point. A “Mitigated Negative Declaration” is
misleading and renders an unintentional disservice in
protecting cultural resources especially when artifacts,
human remains, and ancient cooking-related materials are
excavated on a parcel that had been assessed as having “a
low sensitivity for cultural resources.”

Response: In accordance with Section 15064(f)(2), when there is 
substantial evidence that the project may have a significant effect on 
the environment, but the applicant agrees to mitigations that would 
reduce the effects to less than significant, a mitigated negative 
declaration is appropriate. In this case, the County is requiring and 
the applicant has agreed to mitigation measures that would reduce 
potential impacts to Cultural Resources and Tribal Cultural 
Resources to less than significant.  

- Louise J. Miranda Ramirez, OCEN Tribal Chairwoman
The author clearly states that OCEN has always requested
and continues to request that the tribe’s known cultural
lands not be disturbed and contends that RMA-Planning
has never agreed to halt any project during formal AB52
consultation. Further, the author contends that the
Planning Commission removed mitigation agreements
staff made with OCEN during AB52 consultation under
Mitigation Measure Action 4b. The OCEN tribe requests
that the Board of Supervisors not approve basement
projects within the Carmel Point Area where there is a
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village site more than 9,000 years old and a known 
cemetery where the remains of more than 2,000 Native 
Americans may be buried. 

Response: First, Mitigation Measure Action 4b (Condition No. 13) 
has not been removed. Second, ground disturbance to construct 
residences on Carmel Point is unavoidable with or without a 
basement component, and therefore, avoidance is not feasible (See 
response to Contention #7).  The County follows state law Public 
Resources Code section 21080.3.2(b) for conclusion to an AB52 
consultation when either: a) Staff and tribal representative agree to 
measures to mitigate or avoid significant effect, if significant effect 
exists to a tribal cultural resource, or b) Staff or tribal representative, 
acting in good faith and after reasonable effort, conclude that mutual 
agreement cannot be reached. Pursuant to Public Resources Code 
sections 21082.3 and 21084.3, to the extent the County and the tribe 
have not been able to reach agreement through consultation, the 
County has considered and required feasible mitigation. [See 
Condition Nos. 9-13 (Mitigation Measures 1-4)].  

- Louise J. Miranda Ramirez, OCEN Tribal Chairwoman
The author requests the tribe be provided the following:
archaeological reports/surveys, including subsurface
testing, and presence/absence of testing, inclusion in
mitigation and recovery programs, that Cultural and
Tribal mitigation measures reflect request for OCEN
Tribal Monitor, reburial of any ancestral remains and
burial artifacts, placement/return of all cultural items to
OCEN, that a Native American Monitor from OCEN,
approved by the OCEN Tribal Council, is used within the
tribe’s aboriginal territory. The author contends that
removal of OCEN’s name from mitigation measures is
disrespectful and violates the tribe’s sovereignty.

Response: State law AB52 governs all tribal consultation with the 
County. OCEN has been consistent in requests for consultation in 
accordance with the requirements of AB52 (See response to 
Contention #4). This does not supersede the sovereignty of any other 
appropriate tribe associated with the vicinity that has consultation 
with the County in accordance with AB 52 requirements. The state 
law governs the reburial of Native American remains and grave 
goods or the distribution of cultural artifacts, and designation by 
NAHC of the MLD.  [See Condition Nos. 9-13 (Mitigation Measures 
1-4)].

11. FINDING: REQUEST TO NOT PROVIDE POSTAGE-PAID 
ENVELOPES – The appellant filed a Fee Waiver for the request to 
not provide stamped envelopes as requested by the Clerk of the 
Board at the time the appeal was filed. The request is granted for the 
reasons herein.  

EVIDENCE: The projects are located in the coastal zone and in accordance with 
the Coastal Act, local agencies do not require appeal fees.  Section 
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20.86.030 of the Monterey County Code provides that “no appeal fee 
shall be charged for Coastal Development Permits that are 
appealable to the Coastal Commission,” but authorizes the Board to 
establish a filing fee. The County did not charge an appeal fee for 
this appeal. Among other notice requirements for public hearings on 
land use entitlement applications, Title 20 (coastal zoning ordinance) 
requires notice of the public hearing to be mailed or delivered “to all 
owners and legal residents of real property as shown on the latest 
equalized assessment roll within 300 feet of the real property that is 
the subject of the public hearing.” As a standard practice, the Clerk 
of the Board appeal application requires submittal of pre-addressed, 
stamped envelopes for noticing of appeals, at the time an appeal is 
filed. Appellants did not provide the stamped envelopes and 
requested a waiver of this requirement as “illegal and unauthorized.” 
Cognizant of the potential ambiguity as to whether or not the request 
for stamped envelopes is an appeal fee or a filing fee and because 
staff has not located a Board resolution establishing the filing fee, 
appellant’s request not to submit postage-paid envelopes for notice 
of the appeal is granted. 

11. FINDING:  APPEALABILITY - The decision on this project may be appealed to 
the California Coastal Commission (CCC). 

EVIDENCE: a) In an email from the Coastal Commission staff to County staff, the 
projects were determined as appealable to the CCC because the 
project is not designated as “the” principally permitted use. (March 
19, 2019 email from Watson to Dugan.) 

b) County staff finds the projects are appealable to the CCC because
development within 750 feet of known archaeological resources in
the Coastal Zone is a conditional use; and in accordance with Section
30603(a)(4) of the Public Resources Code (California Coastal Act)
and Section 20.86.080.A.3 of the Monterey County Code, a Coastal
Development Permit is required for any development that is a
conditional use. Therefore, these two Valley View projects that each
include a Coastal Development Permit, required for development
within 750 feet of known archaeological resources, are appealable to
the CCC.

DECISION 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors does hereby: 
a) Deny the appeal by The Open Monterey Project and Save Carmel Point Cultural

Resources challenging the Planning Commission’s approval of a Combined
Development Permit (PLN170612) to allow construction of a single-family dwelling,
garage, and basement within 750 feet of known archaeological resources at 26338
Valley View Avenue;

b) Deny the appeal by The Open Monterey Project and Save Carmel Point Cultural
Resources challenging the Planning Commission’s approval of a Combined
Development Permit (PLN170613) to allow construction of a single-family dwelling,
garage, and basement within 750 feet of known archaeological resources at 26346
Valley View Avenue;

Legistar File ID No. RES 19-037, Agenda No. 17





 

      19-122      
          

            
               

                
            

             
           





































































Legistar File ID No. RES 19-037, Agenda No. 17



I SABELLA AVENUE

VALLEY VIEW AVENUE

BLOC
KB-6

1
2

3
4

7
8

9
10

11
12

13
14

PA
RC
EL
I

PA
RC
EL
II

PA
RC
EL
III

PA
RC
EL
IV

1
6
T
H

V
IE
W
A
V
E
N
U
E

SR

Y

O

S
U

R
V

E

I

L

O
D

U
C

APN 009-463-016, APN 009-463-017, APN 009-463-012, and APN 009-463-003

REEL 1898, PAGE 912
per

OF

Valley View Property

STATE OF CALIFORNIACOUNTY OF MONTEREYCITY OF CARMEL

FIELD OFFICE
245 FOAM STREET, SUITE 200

MONTEREY, CALIFORNIA 93940
telephone: 831-620-5032email: info@lucidosurveyors.com

DEL REY OAKS, CALIFORNIA 93940
2 SAUCITO AVENUE
HOME OFFICE

L U C I D O S U R V E Y O R S
B Y

ALTA Surveys and GIS Database Management · Land Planning and Consulting
Boundary and Construction Surveys · Topographic and Planimetric Mapping

SCALE: 1"=16' PROJECT No. 1436 JUNE 2015

Chris Adamski
P R E P A R E D F O R

Records of Monterey County

ONLY THE VISIBLE UTILITY BOXES AND/OR UTILITY STRUCTURES THAT WERE
INCLUDING BUT NOT LIMITED TO HOSE BIBS AND IRRIGATION VALVES.

CONSIDERED TO CONVEY THE GENERAL UTILITY CONDITIONS ARE SHOWN.

NOT ALL UTILITY BOXES AND/OR UTILITY STRUCTURES ARE SHOWN

8. THIS MAP CORRECTLY REPRESENTS A SURVEY PREPARED BY ME AND/OR
UNDER MY DIRECTION, FROM FIELD DATA COLLECTED IN JUNE OF 2015.

4. CONTOUR INTERVAL = ONE FOOT.

3.

2.
MAY NOT NECESSARILY BE SHOWN.
ENTITLEMENTS OR ENCUMBRANCES AFFECTING THIS PROPERTY

DISTANCES SHOWN ARE EXPRESSED IN FEET AND DECIMALS THEREOF.

AND IS SHOWN APPROXIMATE ONLY - NOT FOR CONSTRUCTION.

BOUNDARY LOCATIONS (IF ANY) SHOWN HEREON WERE DETERMINED WITH
THE BENEFIT OF A FIELD SURVEY SUPPLEMENTED BY RECORD DATA.
ALL BOUNDARY DATA SHOWN HEREON ARE FROM THE RECORDS,

NOTES:
1.

ELEVATIONS FOR THIS SURVEY ARE BASED ON AN ASSUMED DATUM.
AN ELEVATION OF 60.0 HAS BEEN ASSIGNED TO A MAG NAIL & DISC
SET NEAR THE NORTHERLY CORNER OF OF THE SUBJECT PROPERTY
AS SHOWN HEREON.

BENCHMARK:

THIS IS NOT A BOUNDARY SURVEY.

6.

IRREGULAR SHAPE OF BRICK FACING, POP-OUTS, BULL NOSE CORNERS, ETC.
ARE SHOWN HEREON APPROXIMATE ONLY DUE TO MEASUREMENT LIMITATIONS,
POSITION AND DIMENSIONS (IF ANY) OF BUILDINGS AND OTHER STRUCTURES

TREE TYPES ARE INDICATED WHERE KNOWN. DIAMETERS OF TREES ARE

DIRECTION OF GROWTH AND DRIP LINE SHAPE TO BE VERIFIED BY OTHERS.

SHOWN IN INCHES AND ARE APPROXIMATE ONLY, TO BE VERIFIED BY AN
APPROVED ARBORIST. TREES SMALLER THAN 6" ARE NOT NECESSARILY SHOWN.

5.

7.

INPROGRESSDRAWING

LEGEND:

X
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DRIP IRRIGATION POINT SOURCE TYP. SCHEMATIC DIAGRAM EMITTER SCHEDULE

See planting plan for plant sizes and locations. PE supply pipe and PE
distribution tube alignments per requirements of planting. Install
emitters per Emitter Schedule, and  allow for additional ports to each
plant for future needs. Locate emitters towards the uphill side of plants
on slopes. See irrigation details.

1 gal. 1
5 gal. 2

15 gal. 3

24" box 4

LEGEND
SYMBOL MANUFACTURER DESCRIPTION

Main Line: 24" minimum cover. Sch/Class per Specs. See
Plan for sizes.

Lateral Line / Drip Irrigation Supply Line: 18" min. cover, 24"
under AC paving Sch/Class per Specs. See chart for size.

Stub Out: See Irrigation Details

King Brothers (kbi) Full Port, True Union, PVC Ball Valve: Line Size

Febco 1-1/2" Backflow Preventer 825YA w/ Bronze Wye Strainer

Irritrol Controller (TC-9 EX-R), Wall Mount

Hunter / Irritrol Wired Rain Sensor. RC / RS500

Rainbird / Hunter / Toro
PEB / ICV / P-220 Remote Control Valve: Size as shown on
plan.  For tree bubbler zones, include the MFR's adjustable
pressure regulating dial.

B

C

W

PIPE SIZING CHART - SCHEDULE 40
BUBBLER LATERALS
POINT-SOURCE DRIP SUPPLY LINES
SUB-SURFACE DRIP SUPPLY /
EXHAUST HEADERS
 Zone / Partial Zone

Flow
Pipe Size

0-8 GPM PVC 3/4"
8.1-13 GPM PVC 1"

13.1-22 GPM PVC 1-1/4"
22.1-30 GPM PVC 1-1/2"

3/4" is minimum pipe size. For rotor pipe
sizing, see Plans - do not use this chart.

LEGEND - DRIP IRRIGATION
SYMBOL MANUFACTURER DESCRIPTION

POINT-SOURCE: 3/4" (0.820") I.D. PE supply pipe w/ flush
ports & 1/4" I.D. PE distribution tubes. See drip irrigation
typical layout below.
Emitters: 1.0 GPH pressure compensating. Rainbird
Xeri-Bug / Toro N.G.E. / Netafim WPC (w/ bug cap). Toro
T-DL-MP9 Indicator w/ flush valve at end of each zone.

SUB-SURFACE: Netafim Techline CV / Rainbird XFCV.
Dripper interval 12" O.C. Row spacing 12" O.C. UON.
Dripper flow 0.4-0.6 GPH. Install manual flushing valves &
pressure gauges as shown.

Netafim / Rainbird / Toro
Pre-assembled Kit

Netafim LVCZS8010075-HF / LF Control Zone Kit.
HF> 4.5 GPM    LF < 4.5 GPM as required per zone

Rainbird XCZLF-100- / XCZ-075 Control Zone Kit. PRBR
filter. -100 > 5.0 GPM, -075 < 5.0 gpm as required per zone

Toro DZK-TPV-1-LF / MF Drip Zone Valve Kit.
MF > 4.5 GPM LF < 4.5 GPM as required per zone

(ZONE 00)

Zone designation CENTER
FEED

(ZONE 00)

Supply Pipe: Max length
200-ft. See Specs

Up to (4) emitters per plant.
See Emitter Schedule. See
Irrigation Details.

Distribution Pipe: Max length
5-ft. See Specs. See Details

In-line Check Valve: See Specs
(for sloped areas if present)

Branch layout for different
directions/areas as required

X"

POC Point of Connection VIF Verify in Field UON Unless Otherwise Noted

Total irrigated landscape area=0.05 acres.  Annual water requirement=0.06 acre-feet

PVC pipe and sleeve under
paving areas

XX

Zone designation

TYPICAL LAYOUT

IN-LINE CHECK VALVE DIAGRAM

SLOPE
UP

SWING TYPE
CHECK-VALVES

FOR WATER
FLOWING UPHILL

SLOPE
DOWN

1. INSTALL VALVE EVERY 8' OF HEAD FOR
POINT-SOURCE DRIP; EVERY 4' OF HEAD FOR
SUB-SURFACE DRIP.

2. POINT-SOURCE CV EMITTERS HOLD BACK 9'
OF HEAD. SUB-SURFACE CV EMITTERS HOLD
BACK 4.5' OF HEAD.

SPRING TYPE
CHECK-VALVES

FOR WATER
FLOWING

DOWNHILL

SUB-SURFACE/
POINT SOURCE
DRIP SUPPLY

LINE

Flush Port & Pressure Indicator,
Typ: See Details

LEGEND - BUBBLERS

SYMBOL MANUFACTURER /
DESCRIPTION MODEL/DESCRIPTION PSI GPM RAD PRECIP

In/hr

Rainbird / Hunter
Root Watering Sys

RWS-M-B-C-1402
RZWS-18"-50-CV 30 .5

1.  GUARANTEE:
Guarantee the irrigation system for one year from date of acceptance.

2.  VERIFICATION:
For new systems, design is based on 50 P.S.I. and 15 G.P.M. required at discharge outlet of
point of connection.  Verify same and notify Owner's Representative if such data adversely
affects the operation of the system.  Such notice shall be made in writing and prior to
commencing any irrigation work.

3.  UTILITIES:
Verify location of all on-site utilities.  Restoration of damaged utilities shall be made to the
satisfaction of the Owner's Representative, and at no additional cost to the Owner.

4.  SCHEMATIC:
System features are shown schematically for graphic clarity.  Install all piping and valves in
common trenches where feasible and inside planting areas adjacent to walkways and inside
medians whenever possible.

5.  CODES:
Irrigation system shall be installed in accordance with all local codes and manufacturer's
specifications.  Notify Owner's Representative by telephone and in writing of any conflicts prior to
installation.

6.  CHECK VALVES:
Install in-head check valves for sprinklers, and in-line check valves in drip irrigation supply lines,
as required to minimize line drainage. Allow in bid price an amount sufficient to provide and install
additional check valves to accommodate any necessary field changes.

7.  SLEEVING:
Adequately size Sch. 40 PVC pipe for all wiring and irrigation lines installed under paving areas
and that pass through drainage trenches with drain rock.  Install (with ends clearly marked above
grade) at the necessary depth prior to the construction of paving areas or field bases.  Sleeving
to extend 12" from edge of paving or drainage trench into adjacent subgrade.  No unsleeved
piping, angle-bends, 90-degree bends, or joints shall be allowed under paving.

8. DRIP VALVES
Group drip valve run times together to ensure a minimum flow of X GPM as required by the flow
sensor.

9. SUB-SURFACE DRIP IRRIGATION
Sub-surface dripper line rows are shown for illustration only. Average no. of rows indicated. On
slopes, increase row spacing by 25% for lowest 1/3 of zone.

10.  CONTROLLER:
Install controller as shown on the Drawings. All above-grade conduit shall be rigid steel securely
fastened to structure and to controller.

11.  PROGRAMMING / SCHEDULING:
Prior to the end of the maintenance period, program the controller per manufacturer's directions.

12.  MASTER VALVE / FLOW SENSOR:
Connect master valve and flow sensor to controller with communication cable.  See Irrigation
Details. Install in dedicated 1" diameter PVC conduit.

GENERAL NOTES

I, Simon Phillips, certify that this landscaping 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.

MONTEREY COUNTY  DESIGN STATEMENT

Signed Name Date

Simon Phillips 03-27-2017

CLA#

4532

I have complied with the criteria of the ordinance and applied them accordingly for the efficient
use of water in the irrigation design plan.

MWELO COMPLIANCE STATEMENT

Signed Name Date

Simon Phillips

CLA#

4532 03-27-2017

VALVE LEGEND

Valve
Station
Number

Bubbler
Drip

Rotor
Spray

GPM Size
Irrigation Zone
(Z)  & Notes

1 D 1.2 1" Z01 (Shrubs)

2 D 2.6 1" Z02 (Meadow)

3 D .9 1" Z03 (Shrubs)

4 D 1.6 1"

Z04
(Groundcover

between
pavers)

5 D 1.2 1" Z05 (Shrubs)

6 D .4 1" Z06 (Shrubs)

7 B 4 1" Z07 (Trees)

REFERENCE NOTES

Fountain: Install recirclating water system.1

26338 VALLEY
VIEW
CARMEL, CA
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27 Nf

6 As

9 Ec

11 As

10 Nf10 Nf

11 Ay

10 Ch

3 Ay

19 Aa
4 Am

to Remain
Existing Hedge Planting

15 SF
Fountain

* WATER USE CATEGORY (WUC) KEY

GENERAL NOTES

PLANT, TYP.

BACK OF CURB
OR PAVING

x x

x

Y 1. FOR SPACING 'X', SEE PLANTING
PLAN LEGEND

2. Y= 1/2X + 12"

GROUNDCOVER SPACING  AND PLANTING SETBACK DIAGRAM

WUCOLS Region Applicable to this Project: REGION 1
H = High; M = Moderate; L = Low; VL = Very Low; NL = Species Not Listed
* from: Water Use Classification of Landscape Species,
A Guide to the Water Needs of Landscape Plants (WUCOLS)
Revised 2014, University of California Cooperative Extension, L.R. Costello, K.S. Jones

Signed Name Date

Simon Phillips 03-27-2017

CLA#

4532

PLANT LEGEND

*WUC CODE BOTANICAL NAME COMMON NAME SIZE CHARACTER

Trees

L Am Arbutus 'Marina' Marina Strawberry Tree 24" Box Multi-trunk.  3 canes min.
Shrubs / Perennials

L Aa Agave attenuata 'Nova' Foxtail Agave 5 Gal.

L Ay Anigozanthos 'Big Red' Big Red Kangaroo Paw 5 Gal.

L As Arctostaphylos 'Sunset' Sunset Manzanita 15 Gal.

L Ec Echium candicans Pride of Madeira 15 Gal.

L La Lavandula angustifolia English Lavender 5 Gal.

L Nf Nepeta x faassenii Catmint 5 Gal.

L Ch Chondropetalum tectorum Cape Rush 5 Gal.
Groundcovers

L Thymus praecox Mother-of-Thyme Flat

Grasses

M Carex pansa Sand Dune Sedge 1 Gal. @ 24" O.C.

I have complied with the criteria of the ordinance and applied them accordingly for the efficient
use of water in the landscape design plan.

MWELO COMPLIANCE STATEMENT

Signed Name Date

Simon Phillips

CLA#

4532 03-27-2017

Mulch: See General notes 421 SF

1. Landscape Architect to approve plant material and layout BEFORE planting commences.
2. Apply pre-emergent herbicide to all planting areas, excluding naturalized hydroseed areas.
3. Apply post-emergent herbicide to all naturalized hydroseed areas.
4. Prepare, amend, and fertilize existing soil. Pre-mix amendments into soil before backfilling plant pits - do not mix inside

pits. Break large clods into small pieces. Contractor is responsible for preparing the soil analysis and that the
recommendations of the report are followed during soil preparation and planting. Soil Amendments:

A. Nitrogen Stabilized Organic Amendment: shall be mineralized and nitrogen stabilized bark or sawdust humus, with
wetting agent and properly pulverized and shall have a minimum of 270 lbs. per cubic yard of amendment.  Submit
sample analysis for approval.

B. Gypsum: Agricultural Grade. Cal-Sul Pelletized Gypsum by North Pacific, Portland OR, or approved
C. Sulfur: granular degradable sulfur product, Tiger Organic 0-0-0-90 Sulfur by TigerSul.com, or approved equal.

5. Plant shrubs per spacing detail.
6. Mulch: Install a minimum of 3" of mulch at all planting areas. Mulch shall be recycled wood decorative mulch with

biodegradable coloring. Pre-approved suppliers-  Recology, Stockton CA; Republic Services, Milpitas CA (formerly
BFI); CCL Organics, Benicia, CA; Z-Best Products, Gilroy CA. Mulch color shall be dark brown. Stabilized mulch and
jute netting to be used on slopes 3:1 and greater.

7. Compost: Compost minimum of 4 cubic yards per 1,000 sq. ft. of permeable area to a depth of 6".

I, Simon Phillips, certify that this landscaping 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.

MONTEREY COUNTY  DESIGN STATEMENT
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GENERAL NOTES

1. System shown schematically for graphic clarity. Verify all light locations and cable
runs in field with Landscape Architect. Cabling to be sized to provide a minimum 10.5
volts and a maximum of 11.5 volts to all fixtures. Minimum cable size is 12 guage multi
strand direct burial cable.

2.  Allow 30% of transformer capacity for future additional site lighting.

3.  Coordinate switching zones for site lighting with Owner.

4.  Provide GFCI electrical outlets for all appliances in outdoor kitchen.

5.  Run maximum of 10 lights in daisy chain.

6.  Run additional 2" sleeves under all paving areas for possible future site lighting-
Review locations in field with Landscape Architect

7.  8" depth minimum cable burial.

8.   All wire connections shall be water-proofed using fully encapsulated, direct burial
waterproof connectors.

9.    Space lights evenly.

10.  Site lighting to be controlled via Lutron Homeworks system with minimum 3 master
switch locations.  Switching locations to be at front door, at family door off kitchen, and
at garage.

11.  Transformer locations to be determined.
12. Create a single switch run for instances of multiple callouts of the same number.

FIXTURE LEGEND
SYM Item No TYPE NUMBER LAMP

Custom Lantern Ground Lantern 8W LED

LED In-grade Fixture BK Lighting DR2-LED e/Integral Driver-TR-e58
(6WLED/3K) BZP-4-MT 12VOLT 6W LED/3K

Fountain Light Focus Industries, SL-33 ABAC-ULT-LED 2W LED

Wall Light FX-PO 2.7K LED

GFCI Electrical Outlet:  Locate in weatherproof enclosure.

26338 VALLEY
VIEW
CARMEL, CA
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