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County of Monterey Planning Commission Meeting Agenda - Final November 12, 2025

The Planning Commission is pleased to announce a six-month Pilot Program for Interpretation 

Services, commencing in December 2024. This initiative aims to enhance accessibility and 

participation in our meetings.

To utilize interpretation services during the Planning Commission meetings, please access the 

meeting via the below link or use the QR Code on our website. Once logged in, select your preferred 

language and click on ‘Attend’ to join.

Thank you for your cooperation and we look forward to your participation.

La Comisión de Planificación se complace en anunciar un Programa Piloto de Servicios de 

Interpretación de seis meses de duración, que comenzará en diciembre de 2024. Esta iniciativa tiene 

como objetivo mejorar la accesibilidad y la participación en nuestras reuniones.

Para utilizar los servicios de interpretación durante las reuniones de la Comisión de Planificación, 

acceda a la reunión a través del siguiente enlace o utilice el código QR en nuestro sitio web. Una vez 

que haya iniciado sesión, seleccione su idioma preferido y haga clic en "Asistir" para unirse.

Gracias por su colaboración y esperamos contar con su participación.

https://attend.wordly.ai/join/THCT-8529

For optimal audio quality, please use a headset with your device. If you require assistance or do not 

have a device, reach out to the Clerk of the Planning Commission for support. 

Para una calidad de audio óptima, utilice auriculares con su dispositivo. Si necesita ayuda o no tiene 

un dispositivo, comuníquese con el secretario(a) de la Comisión de Planificación para obtener ayuda.
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The Recommended Action indicates the staff recommendation at the time the agenda was prepared.  

That recommendation does not limit the Planning Commission alternative actions on any matter 

before it.

NOTE: All agenda titles related to numbered agenda items are live web links. Click on the title to be 

directed to the corresponding staff report and associated documents.

In addition to attending in person, public participation will be available by ZOOM and/or telephonic 

means: 

You may participate through ZOOM. For ZOOM participation please join by computer audio at: 

https://montereycty.zoom.us/j/95316276581

OR to participate by phone call any of these numbers below:

+ 1 669 900 6833 US (San Jose)

+ 1 346 248 7799 US (Houston)

+ 1 312 626 6799 US (Chicago)

+ 1 929 205 6099 US (New York)

+ 1 253 215 8782 US

+ 1 301 715 8592 US

Enter this Meeting ID number 953 1627 6581 when prompted. 

PLEASE NOTE: IF ALL COMMISSIONERS ARE PRESENT IN PERSON, PUBLIC 

PARTICIPATION BY ZOOM IS FOR CONVENIENCE ONLY AND IS NOT REQUIRED BY 

LAW.  IF THE ZOOM FEED IS LOST FOR ANY REASON, THE MEETING MAY BE PAUSED 

WHILE A FIX IS ATTEMPTED BUT THE MEETING MAY CONTINUE AT THE DISCRETION 

OF THE CHAIRPERSON.

If you choose not to attend the Planning Commission meeting in person, but desire to make general 

public comment, or comment on a specific item on the agenda, you may do so in two ways:

a. Submit your comment via email by 5:00 p.m. on the Tuesday prior to the Planning Commission 

meeting. Please submit your comment to the Clerk at pchearingcomments@countyofmonterey.gov  . 

In an effort to assist the Clerk in identifying the agenda item relating to your public comment please 

indicate in the Subject Line, the meeting body (i.e. Planning Commission Agenda) and item number 

(i.e. Item No. 10). Your comment will be placed into the record at the meeting.

b. You may participate through ZOOM or telephonically. For ZOOM or telephonic participation 

please join by computer audio using the links above. 

DOCUMENT DISTRIBUTION: Documents related to agenda items that are distributed to the 

Planning Commission less than 72 hours prior to the meeting shall be available for public inspection 

at the meeting the day of the Planning Commission meeting and in the Housing and Community 
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Development Office located at 1441 Schilling Place, 2nd Floor, Salinas California.  Documents 

submitted in-person at the meeting, will be distributed to the Planning Commission. All documents 

submitted by the public at the meeting the day of the Planning Commission must have no less than 

sixteen (16) copies. Comments received after the agenda item will be made part of the record if 

received prior to the end of the meeting. 

ALTERNATIVE FORMATS: If requested, the agenda shall be made available in appropriate 

alternative formats to persons with a disability, as required by Section 202 of the Americans with 

Disabilities Act of 1990 (42 USC Sec. 12132) and the federal rules and regulations adopted in 

implementation thereof. For information regarding how, to whom and when a person with a disability 

who requires a modification or accommodation in order to participate in the public meeting may make 

a request for disability-related modification or accommodation including auxiliary aids or services or 

if you have any questions about any of the items listed on this agenda, please call the Monterey 

County Housing and Community Development at (831) 755-5025.

INTERPRETATION SERVICE POLICY: The Monterey County Planning Commission invites and 

encourages the participation of Monterey County residents at its meetings. If you require the

assistance of an interpreter, please contact the Monterey County Housing and Community

Development Department by phone at (831) 755-5025. The Clerk will make every effort to 

accommodate requests for interpreter assistance. Requests should be made as soon as possible, and 

at a minimum 24 hours in advance of any meeting.  

La medida recomendada indica la recomendación del personal en el momento en que se preparó la 

agenda.  Dicha recomendación no limita las acciones alternativas de la Comisión de Planificación 

sobre cualquier asunto que se le haya sometido.

Además de asistir en persona, la participación del público estará disponible por ZOOM y/o medios 

telefónicos:

Puede participar a través de ZOOM. Para la participación de ZOOM, únase por computadora en:

https://montereycty.zoom.us/j/95316276581

O para participar por teléfono, llame a cualquiera de estos números a continuación:

+ 1 669 900 6833 US (San Jose)

+ 1 346 248 7799 US (Houston)

+ 1 312 626 6799 US (Chicago)

+ 1 929 205 6099 US (New York)

+ 1 253 215 8782 US

+ 1 301 715 8592 US

Presione el código de acceso de reunión: 953 1627 6581 cuando se le solicite.

TENGA EN CUENTA: SI TODOS LOS COMISIONADOS ESTÁN PRESENTES EN PERSONA, 

LA PARTICIPACIÓN PÚBLICA DE ZOOM ES SOLO POR CONVENIENCIA Y NO ES 
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REQUERIDA POR LA LEY.  SI LA TRANSMISIÓN DE ZOOM SE PIERDE POR CUALQUIER 

MOTIVO, LA REUNIÓN PUEDE PAUSARSE MIENTRAS SE INTENTA UNA SOLUCIÓN, 

PERO LA REUNIÓN PUEDE CONTINUAR A DISCRECIÓN DEL PRESIDENTE DE LA 

REUNIÓN.

Si decide no asistir a la reunión de la Comisión de Planificación en persona, pero desea hacer 

comentarios públicos generales o comentar sobre un tema específico de la agenda, puede hacerlo de 

dos maneras:

a. Envíe su comentario por correo electrónico antes de las 5:00 p.m. del martes anterior a la reunión 

de la Comisión de Planificación. Por favor, envíe su comentario al asistente de la Comisión de 

Planificación a: pchearingcomments@countyofmonterey.gov . En un esfuerzo por ayudar al asistente 

a identificar el tema de la agenda relacionado con su comentario público, indique en la Línea de 

Asunto, la audiencia de la reunión (ejemplo, la Junta de la Comisión de Planificación) y número de 

artículo (ejemplo, artículo n.º 10). Su comentario se incluirá en el registro de la reunión.

b. Puede participar a través de ZOOM o telefónicamente. Pará ZOOM o participación telefónica, 

únase por audio de computadora utilizando los enlaces anteriores.

DISTRIBUCIÓN DE DOCUMENTOS: Los documentos relacionados con los temas de la agenda 

que se distribuyan a la Comisión de Planificación menos de 72 horas antes de la reunión estarán 

disponibles para inspección pública en la reunión el día de la reunión de la Comisión de Planificación 

y en la Oficina de Vivienda y Desarrollo Comunitario ubicada en 1441 Schilling Place, 2nd Floor, 

Salinas California.  Los documentos presentados en persona en la reunión se distribuirán a la 

Comisión de Planificación. Todos los documentos presentados por el público en la reunión del día de 

la Comisión de Planificación deben tener no menos de dieciséis (16) copias. Las observaciones 

recibidas después del tema del programa pasarán a formar parte del acta si se reciben antes de que 

finalice la sesión.

FORMATOS ALTERNATIVOS: Si se solicita, la agenda se pondrá a disposición de las personas 

con discapacidad en formatos alternativos apropiados, según lo exige la Sección 202 de la Ley de 

Estadounidenses con Discapacidades de 1990 (42 USC Sec. 12132) y las reglas y regulaciones 

federales adoptadas en implementación de la misma. Para obtener información sobre cómo, a quién y 

cuándo una persona con una discapacidad que requiere una modificación o adaptación para participar 

en la reunión pública puede hacer una solicitud de modificación o adaptación relacionada con la 

discapacidad, incluidas las ayudas o servicios auxiliares, o si tiene alguna pregunta sobre cualquiera 

de los temas enumerados en esta agenda, llame al Departamento de Vivienda y Desarrollo 

Comunitario del Condado de Monterey al (831) 755-5025.

POLÍZA DE SERVICIO DE INTERPRETACIÓN: Los miembros de la Comisión de Planificación 

del Condado de Monterey invita y apoya la participación de los residentes del Condado de Monterey 

en sus reuniones. Si usted requiere la asistencia de un intérprete, por favor comuníquese con el 

Departamento de Vivienda y Desarrollo Comunitario localizado en el Centro de Gobierno del 

Condado de Monterey, (County of Monterey Government Center), 1441 Schilling Place, segundo 
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piso sur, Salinas – o por teléfono al (831) 755-5025. La asistente hará el esfuerzo para acomodar los 

pedidos de asistencia de un intérprete. Los pedidos se deberán hacer lo más pronto posible, y no más 

de lo mínimo de 24 horas de anticipo para cualquier reunión. 

NOTA: Todos los títulos de la agenda relacionados con los puntos numerados de la agenda son 

enlaces web en vivo. Haga clic en el título para dirigirse al informe del personal correspondiente y 

los documentos asociados.

PUBLIC COMMENT: Members of the public may address comments to the Planning Commission 

concerning each agenda item.  The timing of public comment shall be at the discretion of the Chair.

COMENTARIO PÚBLICO: Los miembros del público pueden dirigir comentarios a la Comisión de 

Planificación sobre cada punto del orden del día.  El momento de los comentarios públicos será a 

discreción del presidente.
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NOTE: All agenda titles related to numbered items are live web links. Click on the title to be 

directed to corresponding Staff Report.

9:00 A.M. - CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

Ben Work            

Paul C. Getzelman

Jessica Hartzell       

Ernesto G. Gonzalez

Ramon Gomez       

Francisco Javier Mendoza

Martha Diehl              

Amy Roberts

Etna Monsalve      

Christine Shaw

PUBLIC COMMENTS

This is a time set aside for the public to comment on a matter that is not on the agenda.

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

The Commission Clerk will announce agenda corrections, deletions and proposed additions, 

which may be acted on by the Planning Commission as provided in Sections 54954.2 of the 

California Government Code.

COMMISSIONER COMMENTS, REQUESTS AND REFERRALS

This is a time set aside for the Commissioners to comment, request, or refer a matter that is 

on or not on the agenda.

APPROVAL/ACCEPTANCE OF MINUTES

1. Approval of the September 24, 2025 and October 29, 2025 Planning Commission Meeting Minutes.

Cover Page

Draft PC Minutes_092425

Draft PC Minutes_102925

Attachments:

9:00 A.M. – SCHEDULED MATTERS

2. PLN220308 - LINCOLN GREEN INN LLC

Public hearing to consider a Local Coastal Program Amendment to change the zoning district of a 0.3 
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acre parcel from Medium Density Residential with a density of 2 units an acre, a height limit of 18 feet, 

and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit 

of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)], and an amendment to the Monterey 

County Code Chapter 20.12 to remove reference to the “Lincoln Green Cottages”. 

Project Location: 26208 & 26200 Carmelo Street, Carmel 

Area Land Use Plan 

Proposed CEQA Action: Find the project Statutorily Exempt pursuant to CEQA Guidelines Section 

15265.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Draft Ordinance (redline)

Attachments:

3. PLN250114 - LIVE BY THE SEA LLC

Public hearing to consider the construction of a 3,819 square foot single-family dwelling, inclusive of a 

592 square foot two-car garage, and 307 square foot covered patio, as well as the removal of 24 

protected trees.

Project Location: 3387 Ocean Avenue, Carmel, Carmel Area Land Use Plan.

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Exhibit C - Arborist Report

Attachments:

4. PLN240352 - FLORES PAUL H & LINDA S TRS 

Public hearing to consider the construction of a 6,796 square foot single-family dwelling with an 

attached 2,580 square foot garage, and associated site improvements, including 1,762 square feet of 

porches and patios, and the removal of 19 protected trees.

Project Location: 577 Monhollan Road, Carmel.

Proposed CEQA action:  Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Arborist Report

Exhibit C - Vicinity Map

Attachments:

5. REF250037 - WATER ALLOCATION POLICY

a. Conduct a public workshop to review and receive public input regarding policy options for a Water 

Allocation Policy and Ordinance for areas in unincorporated Monterey County served by the 

Monterey Peninsula Water Management District (MPWMD); and

b. Provide direction to staff.
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Project Location: Unincorporated Monterey County MPWMD Water Service Area 

Proposed CEQA action: A planning workshop is statutorily exempt per California Environmental 

Quality Act (CEQA) 15262.

Staff Report

Attachment 1 - MPWMD Service Area Map

Attachment 2 - City of Carmel Water Allocation Ordinance and 

Policies

Attachment 3 - City of Seaside Water Allocation Ordinance and 

Policies

Attachment 4 - MPWMD Water Allocation Worksheets for 

Residential and Commercial Uses

Attachments:

DEPARTMENT REPORT

ADJOURNMENT
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County of Monterey Planning Commission Meeting Minutes - Draft September 24, 2025

9:00 A.M. - CALL TO ORDER

The meeting was called to order at 9:00AM

PLEDGE OF ALLEGIANCE

The pledge of allegiance was led by Commissioner Gomez

ROLL CALL

Present:

Paul C. Getzelman

Francisco Javier Mendoza

Jessica Hartzell

Ernesto Gonzalez

Ben Work

Amy Roberts

Ramon Gomez

Absent:

Etna Monsalve

Martha Diehl 

Christine Shaw

Secretary Beretti reviewed the Zoom Protocols and the Wordly Interpretation Services 

Protocols.

PUBLIC COMMENTS

None

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

Clerk Navarro informed the Commission additional correspondence was received and 

distributed for Agenda Item No.4 – PLN240069 - BECHTEL CORPORATION.

COMMISSIONER COMMENTS, REQUESTS AND REFERRALS

None

APPROVAL OF CONSENT CALENDAR

1. APPOINT CHRISTINA ZIEMANN TO THE SOUTH COUNTY LAND USE ADVISORY 

COMMITTEE.

Public Comment:

None

It was moved by Commissioner Getzelman, seconded by Commissioner 

Mendoza by the following vote:
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AYES: Getzelman, Mendoza, Gomez, Hartzell, Gonzalez, Roberts, Work

NOES: None

ABSENT: Monsalve, Diehl, Shaw

ABSTAIN: None

2. APPOINT BARBARA VARIAN TO THE SOUTH COUNTY LAND USE ADVISORY 

COMMITTEE.

Public Comment:

None

It was moved by Commissioner Getzelman, seconded by Commissioner 

Mendoza, by the following vote:

AYES: Getzelman, Mendoza, Gomez, Hartzell, Gonzalez, Roberts, Work

NOES: None

ABSENT: Monsalve, Diehl, Shaw

ABSTAIN: None

APPROVAL/ACCEPTANCE OF MINUTES

3. Approval of the June 25, 2025, July 9, 2025, July 30, 2025, August 13, 2025, August 27, 2025 and 

September 10, 2025 Planning Commission Meeting Minutes.

Public Comment:

None

It was moved by Commissioner Gomez, seconded by Commissioner Work 

with the correction of the August 13, 2025, minutes to include the name of the 

commissioner who made the second motion, and by the following vote:

AYES: Getzelman, Mendoza, Gomez, Hartzell, Gonzalez, Roberts, Work

NOES: None

ABSENT: Monsalve, Diehl, Shaw

ABSTAIN: None

9:00 A.M. – SCHEDULED MATTERS

4. PLN240069 - BECHTEL CORPORATION

Public hearing to consider exterior modifications to an existing 8,747 square foot single-family 

dwelling, including the addition of a 182 square foot second-story deck, an outdoor seating area, and 

replacement hardscape. The project also includes the conversion of a caretakers unit into a 1,103 

square foot Accessory Dwelling Unit with minor exterior modifications, and the construction of a 643 

square foot pavilion structure. The development will occur within 750 feet of known archaeological 

resources and within 100 feet of Environmentally Sensitive Habitat. 

Project Location:  3270 17 Mile Drive, Pebble Beach.

Proposed California Environmental Quality Act (CEQA) action: Find the project Categorically 
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Exempt pursuant to Sections 15301(a) and 15303 (e), and there are no exceptions pursuant to 

Section 15300.2.

Steve Mason, Project Planner presented the item.

Applicant Representative: William Westover, Erik Lundquist

Public Comment:

None

It was moved by Commissioner Hartzell, seconded by Commissioner Mendoza 

by the following vote:

AYES: Getzelman, Mendoza, Gomez, Hartzell, Gonzalez, Roberts, Work

NOES: None

ABSENT: Monsalve, Diehl, Shaw

ABSTAIN: None

5. PLN230310 - TIMBER RIDGE PRESERVE LLC (FISCHELL)

Public hearing to consider the construction of a 3,870 square foot single family dwelling with an 

attached 977 square foot three-car garage, 1,171 square feet of exterior patios and decks, and a 

3,467 square foot auto court. The project also includes the removal of 28 protected oak trees and 

development on slopes in excess of 30%.

Project Location: 40 Arroyo Sequoia, Carmel, Santa Lucia Preserve (Phase B)

Proposed CEQA action: An Addendum and a previously approved EIR for the Santa Lucia 

Preserve Subdivision (EIR #94-005/Resolution No. 96-059) pursuant to CEQA Guidelines Section 

15164.

Steve Mason, Project Planner presented the item.

Applicant Representative: Eric Miller

Public Comment:

None

It was moved by Commissioner Gomez, seconded by Commissioner Hartzell 

with staff recommendations for revision to Finding 1, Evidence H to clarify 

that the project did not go to LUAC because it is not withing a LUAC 

boundary and by the following vote:

AYES: Getzelman, Mendoza, Gomez, Hartzell, Gonzalez, Roberts, Work

NOES: None

ABSENT: Monsalve, Diehl, Shaw

ABSTAIN: None
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REFERRALS

6. PLANNING COMMISSION REFERRALS

Secretary Beretti reviewed the referrals, and the Commission received the 

referral update.

Public Comment:

None

DEPARTMENT REPORT

Secretary Beretti informed the Commission that the Board of Supervisors approved 

the final adoption of the Coastal Zone Vacation Rental Regulations effective October 

24, 2025, and a compliance date of December 24, 2025. Staff will update online 

material on County website

Secretary Beretti informed the Commission that on August 25, 2025, HCD received a 

second submittal letter from state HCD with comments regarding the Housing 

Element, HCD will tentatively update the Board of Supervisors on October 28, 25, 

with 7-day window public draft review. A third submittal will be submitted to State 

HCD in early to mid-November.

Secretary Beretti reminded the commissioners that the Planning Commission meeting 

of October 8, 2025, is cancelled due to limited items, the next meeting will be October 

29, 2025.

Code Enforcement positions to support vacation rental enforcement are filled, and an 

Assistant Planner Positions is also in process of filling.

ADJOURNMENT

The meeting was adjourned by Chair Gonzales at 9:56am
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County of Monterey Planning Commission Meeting Minutes - Draft October 29, 2025

9:00 A.M. - CALL TO ORDER

The meeting was called to order by Vice-Chair Getzelman at 9:03am.

PLEDGE OF ALLEGIANCE

The pledge of allegiance was led by Commissioner Work

ROLL CALL

Present:

Paul C. Getzelman

Francisco Javier Mendoza

Ben Work

Amy Roberts

Christine Shaw

Ramon Gomez

Etna Monsalve

Martha Diehl 

Absent:

Ernesto Gonzalez

Jessica Hartzell

Secretary Beretti reviewed the Zoom Protocols and the Wordly Interpretation Services 

Protocols.

PUBLIC COMMENTS

Douglas Fay

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

Clerk Navarro informed the Commission that additional correspondence was received 

and distributed for Agenda Item No.1 - PLN220088 – THE RANCH CLUB INC, 

Agenda Item No.2 – PLN200047-AMD1 – KNOOP MICHAEL & MICHELLE, and 

Agenda Item No.3 – PLN220348 – OMNI RESOURCES LLC.

COMMISSIONER COMMENTS, REQUESTS AND REFERRALS

Commissioner Shaw requested an update regarding Pajaro levee construction before 

the rainy season begins, the unhoused digging into the levee and the removal of the 

unhoused in the levee 

Commissioner Gomez noted on battery storage that the City of Santa Cruz is 

considering a local ordinance to help with the state/local process for battery storage.

Melanie informed the Commission and informed them that Supervisor Church made a 

referral regarding the battery storage and that will go back before the Board in 30 
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days.

9:00 A.M. – SCHEDULED MATTERS

1. PLN220088 - THE RANCH CLUB, INC.

Public hearing to consider a Final Map Amendment to Tract No. 1333 (San Lucia Preserve Phase B) 

to change the designation of Lot 98’s “Homeland Boundary” to “Rancholand” and reconfigure the 

“Openlands Boundary” to allow construction of a driveway at an existing redwood grove.

Project Location: 14 Arroyo Sequoia, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

sections 15304 and 15305, and there are no exceptions pursuant to Section 15300.2. 

Fionna Jensen, Project Planner presented the item.

Applicant Representative:

Joel Panzer

Public Comment:

None

It was moved by Commissioner Diehl, seconded by Commissioner Gomez, by 

the following vote:

AYES: Getzelman, Mendoza, Gomez, Roberts, Work, Shaw, Monsalve, Diehl

NOES: None

ABSENT: Hartzell, Gonzalez

ABSTAIN: None

2. PLN200047-AMD1 - KNOOP MICHAEL & MICHELLE

Public hearing to consider an Amendment to a previously approved Combined Development Permit 

(PLN200047) that allowed a lot line adjustment between two legal lots of record, construction of a 

single-family dwelling, a detached accessory structure, guesthouse, and associated site improvements 

including ridgeline development and development on slopes in excess of 25 percent. This Amendment 

proposes the removal of six Coast live oak trees.

Project Location:  The properties are located at 120 Country Club Heights Road, Carmel Valley, 

Carmel Valley Master Plan

Proposed CEQA Action:  Find the project qualifies for a Class 4 Categorical Exemption pursuant to 

CEQA Guidelines section 15304 and that none of the exceptions apply pursuant to section 15300.2. 

Kayla Nelson, Project Planner presented the item.

Applicant Representative: Tai Tang, Richard Webber

Public Comment: Douglas Fay
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It was moved by Commissioner Diehl, seconded by Commissioner Monsalve, 

by the following vote:

AYES: Getzelman, Mendoza, Gomez, Roberts, Work, Shaw, Monsalve, Diehl

NOES: None

ABSENT: Hartzell, Gonzalez

ABSTAIN: None

The commission recessed at 10:07am and reconvened at 10:17am

3. PLN220348 - OMNI RESOURCES LLC 

Public hearing to consider construction of a 12-pump fueling station, a 3,077 square foot convenience 

store, and associated on-site and off-site improvements, including a trash enclosure, fuel price sign, 

parking, three underground diesel and gasoline storage tanks, and restriping of turn lanes on Highway 

68 and Corral de Tierra Road. The project involves a Variance to reduce the side and rear setbacks 

to 1 foot 4 inches (east) and 1 foot 11 inches (south), and 2,170 cubic yards of cut and 1,005 cubic 

yards of fill. 

Project Location: 3 Corral de Tierra Road, Salinas.

Proposed CEQA Action: Find that the project qualifies for a Statutory Exemption pursuant to 

CEQA Guidelines section 15183, is consistent with the development density established by the 

general plan, and there are no project-specific significant effects which are peculiar to the project or 

project site.

Fionna Jensen, Project Planner presented the item.

Applicant Representative: Eric Phelps, Matt Francois

The commission recess at 11:21am, and reconvened at 11:32am

Public Comment: Micheal Weaver, John Church, Douglas Fay, Tamara 

Schwartz, Dwight Stump

It was moved by Commissioner Diehl, seconded by Commissioner Mendoza 

by the following vote to find that the project qualifies for a Statutory 

Exemption pursuant to Public Resources Code section 21083.3 and CEQA 

Guidelines section 15183, is consistent with the development density 

established by the general plan, and there are no project-specific significant 

effects which are peculiar to the project or project site; and 2) Approve a 

Combined Development Permit consisting of: a. Use Permit, Administrative 

Permit, and Design Approval to allow construction of a 12-pump gas service 

station, a 3,077 square-foot convenience store, and associated on- and off-site 

improvements; and b. Variance to reduce the side and rear setbacks to 1 foot 4 
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inches (south) and 1 foot 11 inches (east) and clarification on conditions of 

approval, to language in Findings 6, Evidence b and Finding 7, Evidence b, 

and clarify signage is subject to a future use permit.

AYES: Getzelman, Mendoza, Gomez, Roberts, Work, Diehl

NOES: Shaw, Monsalve

ABSENT: Hartzell, Gonzalez

ABSTAIN: None

REFERRALS

4. PLANNING COMMISSION REFERRALS

Secretary Beretti reviewed the referrals, and the Commission received the 

referral update.

DEPARTMENT REPORT

Secretary Beretti informed the Commission that at the October 28, 2025, Board of 

Supervisors meeting, Staff presented an update on the Housing Element and 

reaffirmed support to the proposed approach, a third updated will be submittal to 

state HCD. 

Secretary Beretti informed that the Board of Supervisors proposed a new referral 

regarding monitorial process for new battery storage.

Commissioner Diehl asked for the number of builder’s remedy applications the county 

has on record, Secretary Beretti stated there are currently 7 properties on recorded, 

and some have multiple applications

ADJOURNMENT

The meeting was adjourned by Chair Gonzales at 12:07pm.
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County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: PC 25-088 November 12, 2025

Item No.2 

Agenda Ready11/4/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN220308 - LINCOLN GREEN INN LLC

Public hearing to consider a Local Coastal Program Amendment to change the zoning district of a 0.3 

acre parcel from Medium Density Residential with a density of 2 units an acre, a height limit of 18 feet, 

and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit 

of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)], and an amendment to the Monterey 

County Code Chapter 20.12 to remove reference to the “Lincoln Green Cottages”. 

Project Location: 26208 & 26200 Carmelo Street, Carmel 

Area Land Use Plan 

Proposed CEQA Action: Find the project Statutorily Exempt pursuant to CEQA Guidelines Section 

15265.

RECOMMENDATIONS: 

Staff recommends that the Planning Commission adopt a resolution recommending that the Board of 

Supervisors: 

1) Find that the project qualifies as a Statutory Exemption under Section 15265 of the CEQA 

Guidelines; 

2) Amend the Monterey County Local Coastal Program by:

a. Adopting an Ordinance to amend Sectional District Map 16 of Title 20 section 20.08.060 

to rezone 0.3 acre parcel from Medium Density Residential with a density of 2 units an 

acre, a height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to 

Visitor Serving Commercial with a height limit of 18 feet and a Design Control Overlay 

[VSC-D(18)(CZ)]; and

b. Adopting an Ordinance to amend the Monterey County Code Chapter 20.12 to remove 

the reference to the “Lincoln Green Cottages”; and 

3) Direct HCD staff to submit the Local Coastal Program Amendment to the California Coastal 

Commission for certification.

PROJECT INFORMATION:

Property Owner: Lincoln Green Inn, LLC

Applicant: Maureen Wruck Planning Consultant, LLC

Project Location: 26208 & 26200 Carmelo Street 

APN: 009-403-003-000

Parcel Size: 0.30 acres

Zoning: Medium Density Residential with a density of 2 units an acre, a height limit of 18 feet, and 

a Design Control Overlay or “MDR/2-D(18)(CZ)”

Plan Area: Carmel Area Land Use Plan 

Page 1  County of Monterey Printed on 11/6/2025
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Flagged and Staked: No

Project Planner: Joseph Alameda, Associate Planner

                                     alamedaj@countyofmonterey.gov, (831)783-7079

SUMMARY/DISCUSSION:

The subject property is governed by the goals, text, and policies of the 1982 General Plan, Carmel 

Area Land Use Plan, Coastal Implementation Plan (Part 4), and the Zoning Ordinance (Title 20). 

On September 17, 2024, the project applicant, Lincoln Green Inn, LLC, filed a request to construct 

an additional (fifth) visitor serving unit on the subject property. This development proposal is being 

processed separately from the proposed rezoned and text amendment. During the staff’s review of the 

development proposed, the staff identified an inconsistency between the property’s zoning district and 

land use designation.

The Lincoln Green Inn was built on the subject property in 1926 and has been in operation ever since. 

The property received its first zoning district in 1963. Although the property was commercially 

developed and operated, the property was zoned Residential (“R-1”) in 1963 and through 1980. In 

1982, the Carmel Area Land Use Plan was adopted in October 1982. At this time, the property 

received its first land use designation (Visitor Serving Commercial). Although the property’s land use 

designation reflected its historical and ongoing visitor-serving commercial operation, the property was 

rezoned to Medium Density Residential. However, this was done in error as the Medium Density 

Residential zoning district is not compatible with the underlying Land Use Designation of Visitor 

Serving Commercial. This erroneous zoning continues to apply to the property today. California 

Government Code § 65860(a) states, “County or city zoning ordinances shall be consistent with the 

general plan of the county or city.” Accordingly, the County is required to correct this inconsistency 

between the property’s land use designation, which is enforced by the Carmel Area Land Use Plan 

and the 1982 General Plan, and the zoning district, which is in the County’s Zoning Ordinance (Title 

20). As proposed, the project involves changing the subject property’s zoning district from Medium 

Density Residential with a density of 2 units an acre, a height limit of 18 feet, and a Design Control 

Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit of 18 feet and a 

Design Control Overlay [VSC-D(18)(CZ)]. In addition, should this rezone be implemented, the 

Medium Density Residential zoning district’s reference to the “Lincoln Green Inn Cottages” (Title 20 

section 20.12.070.E(3)) is no longer applicable. Accordingly, the staff recommends that this language 

from Chapter 20.12 be removed.

County staff, having reviewed the history of the property, available documentary evidence, and the 

physical characteristics of the property, are recommending approval of the proposed zoning map 

change and Title 20 text amendment. Rezoning the property VSC would bring the zoning into 

compliance with the underlying land use designation and better align with the historical and current use 

of the property.

As noted above, the proposed addition of one unit is being processed under a separate discretionary 

permit and is in no way influenced by the proposed rezoned and text amendment. Accordingly, the 

only action before the Planning Commission is consideration of the proposed rezone and text 

amendment. Pursuant to Title 20 section 20.94.030, the Planning Commission shall act as a 

recommending body to the Board of Supervisors for Local Coastal Program Amendments, including 
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text amendments and rezones. Therefore, following the Planning Commission’s recommendation, the 

Board of Supervisors will consider the project. Although the County is required to correct this error, 

the proposed rezone and text amendment do amend the County’s Local Coastal Program and thus 

consideration by the California Coastal Commission is still required and will occur following the 

Planning Commission and Board of Supervisors hearings. 

ENVIRONMENTAL REVIEW:

The California Environmental Quality Act (CEQA) Guidelines Section 15265 statutorily exempts 

project activities and approvals made by any local government necessary for the preparation and 

adoption of a local coastal program. Amendments of the local coastal program, including Land Use 

Plan land use designation amendments and zoning amendments, are subject to the same processing 

and analysis regulations as the original adoption of the local coastal program. This land use and zoning 

change will not take effect until after the change is certified by the California Coastal Commission. 

Therefore, the subject Local Coastal Program amendment is exempt from CEQA, and no 

environmental review is required. 

OTHER AGENCY/DEPARTMENT INVOLVEMENT:

The following County departments have reviewed the project, with HCD-Engineering Services and 

HCD-Planning recommending conditions:

HCD-Planning Services

HCD-Engineering Services

Environmental Health Bureau

HCD-Environmental Services

Prepared by:  Joseph Alameda, Assistant Planner, x7079

Reviewed by: Fionna Jensen, Principal Planner

Approved by:  Melanie Berretti, AICP, HCD Chief of Planning

The following attachments are on file with HCD: 

Exhibit A - Local Coastal Program Draft Resolution

· Draft Ordinance (clean)

· Proposed Zoning Map

Exhibit B - Draft Ordinance (redline)

cc: Front Counter Copy; Joseph Alameda, Assistant Planner; Fionna Jensen, Principal Planner; 

Maureen Wruck Planning Consultant, LLC, Applicant; California Coastal Commission, Santa Cruz 

Office; The Open Monterey Project (Molly Erickson); LandWatch; Lozeau Drury, LLP; Project File 

PLN220308.
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Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

County of Monterey
Planning Commission

Agenda Item No.2

Legistar File Number: PC 25-088
November 12, 2025

Item No.2 

Agenda Ready11/4/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN220308 - LINCOLN GREEN INN LLC

Public hearing to consider a Local Coastal Program Amendment to change the zoning district of a 0.3 

acre parcel from Medium Density Residential with a density of 2 units an acre, a height limit of 18 feet, 

and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit 

of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)], and an amendment to the Monterey 

County Code Chapter 20.12 to remove reference to the “Lincoln Green Cottages”. 

Project Location: 26208 & 26200 Carmelo Street, Carmel 

Area Land Use Plan 

Proposed CEQA Action: Find the project Statutorily Exempt pursuant to CEQA Guidelines Section 

15265.

RECOMMENDATIONS: 

Staff recommends that the Planning Commission adopt a resolution recommending that the Board of 

Supervisors: 

1) Find that the project qualifies as a Statutory Exemption under Section 15265 of the CEQA

Guidelines;

2) Amend the Monterey County Local Coastal Program by:

a. Adopting an Ordinance to amend Sectional District Map 16 of Title 20 section 20.08.060

to rezone 0.3 acre parcel from Medium Density Residential with a density of 2 units an

acre, a height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to

Visitor Serving Commercial with a height limit of 18 feet and a Design Control Overlay

[VSC-D(18)(CZ)]; and

b. Adopting an Ordinance to amend the Monterey County Code Chapter 20.12 to remove

the reference to the “Lincoln Green Cottages”; and

3) Direct HCD staff to submit the Local Coastal Program Amendment to the California Coastal

Commission for certification.

PROJECT INFORMATION:

Property Owner: Lincoln Green Inn, LLC

Applicant: Maureen Wruck Planning Consultant, LLC

Project Location: 26208 & 26200 Carmelo Street 

APN: 009-403-003-000

Parcel Size: 0.30 acres

Zoning: Medium Density Residential with a density of 2 units an acre, a height limit of 18 feet, and 

a Design Control Overlay or “MDR/2-D(18)(CZ)”

Plan Area: Carmel Area Land Use Plan 
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Flagged and Staked: No

Project Planner: Joseph Alameda, Associate Planner

                                     alamedaj@countyofmonterey.gov, (831)783-7079

SUMMARY/DISCUSSION:

The subject property is governed by the goals, text, and policies of the 1982 General Plan, Carmel 

Area Land Use Plan, Coastal Implementation Plan (Part 4), and the Zoning Ordinance (Title 20). 

On September 17, 2024, the project applicant, Lincoln Green Inn, LLC, filed a request to construct 

an additional (fifth) visitor serving unit on the subject property. This development proposal is being 

processed separately from the proposed rezoned and text amendment. During the staff’s review of the 

development proposed, the staff identified an inconsistency between the property’s zoning district and 

land use designation.

The Lincoln Green Inn was built on the subject property in 1926 and has been in operation ever since. 

The property received its first zoning district in 1963. Although the property was commercially 

developed and operated, the property was zoned Residential (“R-1”) in 1963 and through 1980. In 

1982, the Carmel Area Land Use Plan was adopted in October 1982. At this time, the property 

received its first land use designation (Visitor Serving Commercial). Although the property’s land use 

designation reflected its historical and ongoing visitor-serving commercial operation, the property was 

rezoned to Medium Density Residential. However, this was done in error as the Medium Density 

Residential zoning district is not compatible with the underlying Land Use Designation of Visitor 

Serving Commercial. This erroneous zoning continues to apply to the property today. California 

Government Code § 65860(a) states, “County or city zoning ordinances shall be consistent with the 

general plan of the county or city.” Accordingly, the County is required to correct this inconsistency 

between the property’s land use designation, which is enforced by the Carmel Area Land Use Plan 

and the 1982 General Plan, and the zoning district, which is in the County’s Zoning Ordinance (Title 

20). As proposed, the project involves changing the subject property’s zoning district from Medium 

Density Residential with a density of 2 units an acre, a height limit of 18 feet, and a Design Control 

Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit of 18 feet and a 

Design Control Overlay [VSC-D(18)(CZ)]. In addition, should this rezone be implemented, the 

Medium Density Residential zoning district’s reference to the “Lincoln Green Inn Cottages” (Title 20 

section 20.12.070.E(3)) is no longer applicable. Accordingly, the staff recommends that this language 

from Chapter 20.12 be removed.

County staff, having reviewed the history of the property, available documentary evidence, and the 

physical characteristics of the property, are recommending approval of the proposed zoning map 

change and Title 20 text amendment. Rezoning the property VSC would bring the zoning into 

compliance with the underlying land use designation and better align with the historical and current use 

of the property.

As noted above, the proposed addition of one unit is being processed under a separate discretionary 

permit and is in no way influenced by the proposed rezoned and text amendment. Accordingly, the 

only action before the Planning Commission is consideration of the proposed rezone and text 

amendment. Pursuant to Title 20 section 20.94.030, the Planning Commission shall act as a 

recommending body to the Board of Supervisors for Local Coastal Program Amendments, including 
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text amendments and rezones. Therefore, following the Planning Commission’s recommendation, the 

Board of Supervisors will consider the project. Although the County is required to correct this error, 

the proposed rezone and text amendment do amend the County’s Local Coastal Program and thus 

consideration by the California Coastal Commission is still required and will occur following the 

Planning Commission and Board of Supervisors hearings. 

ENVIRONMENTAL REVIEW:

The California Environmental Quality Act (CEQA) Guidelines Section 15265 statutorily exempts 

project activities and approvals made by any local government necessary for the preparation and 

adoption of a local coastal program. Amendments of the local coastal program, including Land Use 

Plan land use designation amendments and zoning amendments, are subject to the same processing 

and analysis regulations as the original adoption of the local coastal program. This land use and zoning 

change will not take effect until after the change is certified by the California Coastal Commission. 

Therefore, the subject Local Coastal Program amendment is exempt from CEQA, and no 

environmental review is required. 

OTHER AGENCY/DEPARTMENT INVOLVEMENT:

The following County departments have reviewed the project, with HCD-Engineering Services and 

HCD-Planning recommending conditions:

HCD-Planning Services

HCD-Engineering Services

Environmental Health Bureau

HCD-Environmental Services

Prepared by:  Joseph Alameda, Assistant Planner, x7079

Reviewed by: Fionna Jensen, Principal Planner

Approved by:  Melanie Berretti, AICP, HCD Chief of Planning

The following attachments are on file with HCD: 

Exhibit A - Local Coastal Program Draft Resolution

· Draft Ordinance (clean)

· Proposed Zoning Map

Exhibit B - Draft Ordinance (redline)

cc: Front Counter Copy; Joseph Alameda, Assistant Planner; Fionna Jensen, Principal Planner; 

Maureen Wruck Planning Consultant, LLC, Applicant; California Coastal Commission, Santa Cruz 

Office; The Open Monterey Project (Molly Erickson); LandWatch; Lozeau Drury, LLP; Project File 

PLN220308.
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DRAFT RESOLUTION TO RECOMMEND AMENDMENT OF 

LOCAL COASTAL PROGRAM 
PLN220308 - LINCOLN GREEN INN, LLC 

 
Before the Planning Commission in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  
LINCOLN GREEN INN LLC (PLN220308) 
RESOLUTION NO. 
Resolution of the County of Monterey Planning 
Commission recommending that the Board of 
Supervisors: 
1) Find that the project qualifies as Statutory 

Exemption under Section 15265 of the CEQA 
Guidelines, and that none of the exceptions from 
Section 15300.2 apply 

2) Adopt an Ordinance amending Sectional District 
Map 16 of Title 20 section 20.08.060 (Monterey 
County Coastal Implementation Plan) to rezone 
a 0.3 acre parcel from Medium Density 
Residential with a density of 2 units an acre, a 
height limit of 18 feet, and a Design Control 
Overlay [MDR/2-D(18)(CZ)] to Visitor Serving 
Commercial with a height limit of 18 feet and a 
Design Control Overlay [VSC-D(18)(CZ)]; 

3) Adopt an Ordinance amending the Monterey 
County Code Chapter 20.12 to remove the 
reference to the “Lincoln Green Cottages”; and 

4) Find that the proposed Amendment to the Local 
Coastal Plan is intended to be carried out in a 
manner fully in conformity with the Coastal Act; 
and submit the Local Coastal Program 
amendment to the California Coastal 
Commission for Certification. 

 
PLN220308 Lincoln Green Inn, LLC, 26208 & 
26200 Carmelo Street (Assessor's Parcel Number 
009-403-003-000), Carmel Area Land Use Plan] 

 

 
The LINCOLN GREEN INN LLC (PLN220308) application came before the County of 
Monterey Planning Commission on November 12, 2025, at a public hearing.  Having 
considered all the written and documentary evidence, the administrative record, the staff 
report, oral testimony, and other evidence presented, the Planning Commission hereby 
makes a recommendation to the Monterey County Board of Supervisors with reference to 
the following facts and findings: 
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RECITALS 
 
1. Section 30500 of the Public Resources Code requires each County and City to prepare a 

Local Coastal Program (LCP) for that portion of the coastal zone within its jurisdiction. 
 
2. On October 19, 1982, the Board of Supervisors adopted the Carmel Area Land Use Plan 

(“Land Use Plan”) as part of the LCP in the Coastal Zone pursuant to the California Coastal 
Act. This Land Use Plan replaces policy guidance for most policy topics found in the 
General Plan and is applied in the Coastal Zone. Adoption of this Land Use Plan involved 
the application of the Visitor Serving Commercial (“VSC”) land use designation to the 
subject property (APN: 009-403-003-000) (“Property”). VSC zoning districts allow 
visitor-serving commercial uses. 
 

3. On April 13, 1983, the California Coastal Commission (Coastal Commission) 
acknowledged certification of the Carmel Area Land Use Plan as part of Monterey 
County’s Local Coastal Program. 
 

4. On October 23, 1984, the Monterey County Board of Supervisors adopted a comprehensive 
amendment to the Carmel Area Land Use Plan and on January 22, 1985, the California 
Coastal Commission certified the amendments. 
 

5. Figure 1 (Proposed Land Use) of the Carmel Area Land Use Plan provides a graphic 
representation of the general distribution, location, extent, and intensity of land uses and 
transportation routes in this planning area.  
 

6. The property has a land use designation of Recreation and Visitor-Serving in Figure 1 of 
the Land Use Plan. This land use designation encompasses moderate to high-intensity uses, 
providing basic support services and accommodations to meet visitor needs associated with 
coastal recreation and travel are appropriate. Major hotel or inn accommodations are 
principally allowed uses. 
 

7. On January 5, 1988, Monterey County adopted the Coastal Implementation Plan (CIP) of 
the LCP consistent with Section 30512.1 of the Public Resources Code. Part 1 of the CIP 
is Title 20, the zoning ordinance for the coastal zone. 
 

8. The Sectional District Map (“The Zoning Map”) provides a graphic representation of the 
zoning classifications of the properties within the planning area. Pursuant to Planning & 
Zoning law, zoning must be consistent with the General Plan land use designation.  
 

9. The Zoning Map shows the property with a zoning classification of Medium Density 
Residential with a density of 2 units per acre, a height limit of 18 feet, and a Design Control 
Overlay (Coastal Zone) “MDR/2-D(18)(CZ).”  
 

10. The Medium Density Residential zoning district is not compatible with the Recreation and 
Visitor serving land use designation. California Government Code § 65860 states that 
zoning ordinances must be consistent with the General Plan of the county or city. On 
November 14, 2022 the property owner submitted an application to amend the Zoning Map 
to rezone property from Medium Density Residential to Visitor-Serving Commercial, and 
amend Sectional District Map 16 of Title 20 section 20.08.060 (Monterey County Coastal 
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Implementation Plan) of the Monterey County Code to change the zoning classification of 
the 0.3 acre parcel from Medium Density Residential with a density of 2 units an acre, a 
height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor 
Serving Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)]. The proposed zoning ordinance details this change in zoning.  
 

11. The site contains four permitted visitor-serving lodging units and two accessory structures 
of 394 square feet and 408 square feet in size, operating as the Lincoln Green Inn. 
Separately, the applicant has applied for a Combined Development Permit to seek after-
the-fact conversion of one accessory structure to a visitor-serving lodging unit at the 
Lincoln Green Inn.  
 

12. The proposed zoning ordinance would also amend Chapter 20.12 of Title 20 of Monterey 
County Code to remove reference to the Lincoln Green Inn, as the Medium Density 
Residential zoning district will no longer apply.  

 
13. Section 30514 of the Public Resources Code provides for amendments to adopted Local 

Coastal Programs (LCPs), including the Land Use Plan (LUP) and the Coastal 
Implementation Plan (CIP), which the zoning ordinance (Title 20) is a part of. Additionally, 
on September 24, 1985, the Monterey County Board of Supervisors adopted procedures 
for amending the LCP-CIP. The procedures include: the County’s Planning Commission 
hold a noticed public hearing and make a recommendation to the Board of Supervisors; the 
Board of Supervisors hold a noticed public hearing, adopt an ordinance, and submit the 
proposed amendment to the California Coastal Commission for certification together with 
materials sufficient for a thorough and complete review and the Coastal Commission 
confirm the County’s action. Accordingly, the proposed amendments will not go into effect 
until after certification by the Coastal Commission, and they will not become operative 
until the Coastal Commission’s certification is final and effective. 
 

14. State law requires the Planning Commission to hold a noticed public hearing on proposed 
amendments to zoning ordinances and to make a written recommendation to the Board of 
Supervisors. 
 

15. On November 12, 2025, the Planning Commission held a duly noticed public hearing to 
consider making a recommendation to the Board of Supervisors on the proposed ordinance 
to amend the zoning classification (Attachment 1). At least 10 days before the hearing on 
November 2, 2025, notices of the hearing before the Planning Commission were published 
in The Monterey County Weekly.  
 

16. State law provides a statutory exemption from the California Environmental Quality Act 
(CEQA) for consideration and adoption of local coastal programs. CEQA Guidelines 
Section 15265(a)(1), applies to activities and approvals undertaken by a local government 
necessary for the adoption of a local coastal program. The proposed amendment to the 
Local Coastal Program requires certification by the California Coastal Commission prior 
to taking effect. 
 

17. These amendments are intended to be carried out in a manner fully in conformity with the 
California Coastal Act (Public Resources Code Sections 30512, 30513, and 30519). 
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18. The proposed Zoning Ordinance is attached to this Resolution as Attachment 1 and is 
incorporated herein by reference. The Ordinance would amend Sectional District Map 16 
of Title 20 section 20.08.060 (Monterey County Coastal Implementation Plan) of 
Monterey County Code to reclassify a 0.3 acre property from Medium Density 
Residential with a Density of 2 units an acre, a height limit of 18 feet, and a Design 
Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving Commercial with a height limit 
of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)]. 

 
DECISION 

The Planning Commission of the County of Monterey, State of California, hereby recommends 
that the Board of Supervisors: 

1) Find that the project qualifies as a Statutory Exemption under Section 15265 of the 
CEQA Guidelines; 

2) Adopt an Ordinance amending Sectional District Map 16 of Title 20 section 20.08.060 
(Monterey County Coastal Implementation Plan) to change the zoning classification on a 
0.3 acre parcel from Medium Density Residential with a density of 2 units an acre, a 
height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor 
Serving Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)]; 

3) Adopt an Ordinance to amend the Monterey County Code Chapter 20.12 to remove the 
reference to the “Lincoln Green Cottages”; 

4) Find that the proposed Amendment to the Local Coastal Plan is intended to be carried out 
in a manner fully in conformity with the Coastal Act; and submit the Local Coastal 
Program amendment to the California Coastal Commission for Certification. 

 
PASSED AND ADOPTED on this 12th day of November 2025, upon motion of 
_______________, seconded by _______________, by the following vote: 
 

AYES:  
NOES:  

ABSENT:  
ABSTAIN:  

 
 
 

_____________________________________________ 
Melanie Beretti, AICP 

Planning Commission Secretary 
 
 
COPY OF THIS DECISION MAILED TO THE APPLICANT ON _______________. 

This decision, if this is the final administrative decision, is subject to judicial review pursuant to 
California Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of 
Mandate must be filed with the Court no later than the 90th day following the date on which this 
decision becomes final. 
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ORDINANCE NO. _______ 
 

AN ORDINANCE OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA, 
AMENDING SECTION 20.12.070 AND SECTIONAL DISTRICT MAP 16 OF SECTION 
20.08.060 OF THE MONTEREY COUNTY CODE TO AMEND THE ZONING 
CLASSIFICATION OF A CERTAIN PROPERTY IN THE COUNTY OF MONTEREY   
 

County Counsel Summary 
 

This ordinance amends Section 16 of the Sectional District Maps of Section 
20.08.060 of Title 20 (Monterey County Coastal Implementation Plan) of the 
Monterey County Code to amend the zoning classification of a 0.3 acre parcel from 
Medium Density Residential with a density of 2 units an acre, a height limit of 18 
feet and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving 
Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)].  This ordinance also amends Section 20.12.070(E) to remove 
reference to the Lincoln Green Cottages.  These changes are to ensure that the 
zoning is consistent with the land use designation in the Carmel Area Land Use 
Plan.  This Property is located at 26208 & 26200 Carmelo Street (Assessor's 
Parcel Number 009-403-003-000).   

 
The Board of Supervisors of the County of Monterey ordains as follows: 
 

 SECTION 1. Findings and declarations. 
 

A. Pursuant to Article XI, section 7 of the California Constitution, the County of 
Monterey may adopt and enforce ordinances and regulations not in conflict with general laws to  
protect and promote the public health, safety, and welfare of its citizens. 

 
B. The purpose of this ordinance is to correct the zoning of the subject property to be 

consistent with the approved land use designation in the Carmel Area Land Use Plan.  To 
effectuate this change, Section 16 of the Sectional District Maps of Section 20.08.60 need to be 
amended to reclassify a 0.3 acre property from Medium Density Residential with a Density of 2 
units an acre, a height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to 
Visitor Service Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)].  Also, Section 20.12.070(E) of the Monterey County Code needs to be amended to 
remove reference to the Lincoln Green Cottages. 

 
C. This ordinance amends the Monterey County Coastal Implementation Plan, which 

is part of the County’s Local Coastal Program.  Pursuant to the Coastal Act, the County may amend 
the certified Local Coastal Program provided the County follows certain procedures.  The 
procedures include the following: the County’s Planning Commission holds a noticed public 
hearing and makes a recommendation to the Board of Supervisors on the proposed amendment; 
the Board of Supervisors holds a noticed public hearing to adopt the ordinance subject to California 
Coastal Commission certification, and submits the proposed amendment to the Coastal 
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Commission for certification together with materials sufficient for a thorough and complete 
review; and the Coastal Commission certifies the amendment and confirms the County’s action.  
Accordingly, this ordinance will not go into effect until after the Coastal Commission certifies the 
amendment and confirms the Board’s action. 

 
D. The amendments in this ordinance are intended to be carried out in a manner fully 

in conformity with the California Coastal Act (Public Resources Code Sections 30512, 30513, and 
30519). 
 

E. State law provides a statutory exemption from the California Environmental 
Quality Act (“CEQA”) for consideration and adoption of local costal programs.  CEQA 
Guidelines Section 15265(a)(1) applies to activities and approvals undertaken by a local 
government necessary for the adoption of a local coastal program.  This exemption also applies 
to amendments to local coastal program.  This ordinance is part of a local coastal program 
amendment, and requires certification by the California Coastal Commission prior to taking 
effect. 

 
SECTION 2.  Subsection (E) of Section 20.12.070 of the Monterey County Code is 

amended to read as follows: 
 
E.  Visitor-Serving Uses. 
 
1.  On that portion of the Odello property known as "Odello East", visitor-serving uses 

and employee housing in addition to the permitted residential uses are permitted pursuant to 
Section 20.146.120.C.2. 

 
2.  Up to sixteen (16) visitor-serving units and one manager apartments are permitted to 

remain on the property commonly known as "Grosvenor Inn". 
 

SECTION 3. ZONING DISTRICT MAP.  Section 16 of the Sectional District Maps of 
Section 20.08.060 of the Monterey County Code is hereby amended to reclassify a 0.3 acre 
property from Medium Density Residential with a Density of 2 units an acre, a height limit of 18 
feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Service Commercial with a 
height limit of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)].  The map attached 
hereto as Exhibit 1 is incorporated herein by reference. 

 
SECTION 4. SEVERABILITY.  If any section, subsection, sentence, clause or phrase 

of this ordinance is for any reason held to be invalid, such decision shall not affect the validity of 
the remaining portions of this ordinance.  The Board of Supervisors hereby declares that it would 
have passed this ordinance and each section, subsection, sentence, clause and phrase thereof, 
irrespective of the fact that any one or more sections, subsections, sentences, clauses, or phrases 
be declared invalid. 

 
SECTION 5.  EFFECTIVE DATE.  This Ordinance shall become effective on the thirty-

first day following its adoption or upon California Coastal Commission confirmation that County’s 
ordinance satisfies the Coastal Commission’s certification order, whichever occurs later. 
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PASSED AND ADOPTED on this ______ day of _____ 2025, by the following vote: 

 
AYES:   
NOES: 
ABSENT: 
ABSTAIN: 

  
    

 Chair, Christopher M. Lopez  
Monterey County Board of Supervisors 

 
 
 
A T T E S T: 
 
VALERIE RALPH 
Clerk of the Board 
 
 
 
By:____________________________ 

Deputy 

APPROVED AS TO FORM BY: 
 
 

_______________________________ 
Kelly L. Donlon 

Chief Assistant County Counsel 
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ORDINANCE NO. _______ 
 

AN ORDINANCE OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA, 
AMENDING SECTION 20.12.070 AND SECTIONAL DISTRICT MAP 16 OF SECTION 
20.08.060 OF THE MONTEREY COUNTY CODE TO AMEND THE ZONING 
CLASSIFICATION OF A CERTAIN PROPERTY IN THE COUNTY OF MONTEREY   
 

County Counsel Summary 
 

This ordinance amends Section 16 of the Sectional District Maps of Section 
20.08.060 of Title 20 (Monterey County Coastal Implementation Plan) of the 
Monterey County Code to amend the zoning classification of a 0.3 acre parcel from 
Medium Density Residential with a density of 2 units an acre, a height limit of 18 
feet and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Serving 
Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)].  This ordinance also amends Section 20.12.070(E) to remove 
reference to the Lincoln Green Cottages. These changes are to ensure that the 
zoning is consistent with the land use designation in the Carmel Area Land Use 
Plan.  This Property is located at 26208 & 26200 Carmelo Street (Assessor's 
Parcel Number 009-403-003-000).   

 
The Board of Supervisors of the County of Monterey ordains as follows: 
 

 SECTION 1. Findings and declarations. 
 

A. Pursuant to Article XI, section 7 of the California Constitution, the County of 
Monterey may adopt and enforce ordinances and regulations not in conflict with general laws to  
protect and promote the public health, safety, and welfare of its citizens. 

 
B. The purpose of this ordinance is to correct the zoning of the subject property to be 

consistent with the approved land use designation in the Carmel Area Land Use Plan.  To 
effectuate this change, Section 16 of the Sectional District Maps of Section 20.08.60 need to be 
amended to reclassify a 0.3 acre property from Medium Density Residential with a Density of 2 
units an acre, a height limit of 18 feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to 
Visitor Service Commercial with a height limit of 18 feet and a Design Control Overlay [VSC-
D(18)(CZ)].  Also, Section 20.12.070(E) of the Monterey County Code needs to be amended to 
remove reference to the Lincoln Green Cottages. 

 
C. This ordinance amends the Monterey County Coastal Implementation Plan, which 

is part of the County’s Local Coastal Program.  Pursuant to the Coastal Act, the County may amend 
the certified Local Coastal Program provided the County follows certain procedures.  The 
procedures include the following: the County’s Planning Commission holds a noticed public 
hearing and makes a recommendation to the Board of Supervisors on the proposed amendment; 
the Board of Supervisors holds a noticed public hearing to adopt the ordinance subject to California 
Coastal Commission certification, and submits the proposed amendment to the Coastal 
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Commission for certification together with materials sufficient for a thorough and complete 
review; and the Coastal Commission certifies the amendment and confirms the County’s action.  
Accordingly, this ordinance will not go into effect until after the Coastal Commission certifies the 
amendment and confirms the Board’s action. 

 
D. The amendments in this ordinance are intended to be carried out in a manner fully 

in conformity with the California Coastal Act (Public Resources Code Sections 30512, 30513, and 
30519). 
 

E. State law provides a statutory exemption from the California Environmental 
Quality Act (“CEQA”) for consideration and adoption of local costal programs.  CEQA 
Guidelines Section 15265(a)(1) applies to activities and approvals undertaken by a local 
government necessary for the adoption of a local coastal program.  This exemption also applies 
to amendments to local coastal program.  This ordinance is part of a local coastal program 
amendment, and requires certification by the California Coastal Commission prior to taking 
effect. 

 
SECTION 2.  Subsection (E) of Section 20.12.070 of the Monterey County Code is 

amended to read as follows: 
 
E.  Visitor-Serving Uses. 
 
1.  On that portion of the Odello property known as "Odello East", visitor-serving uses 

and employee housing in addition to the permitted residential uses are permitted pursuant to 
Section 20.146.120.C.2. 

 
2.  Up to sixteen (16) visitor-serving units and one manager apartments are permitted to 

remain on the property commonly known as "Grosvenor Inn". 
 
3.  Up to four visitor-serving units are permitted to remain on the property commonly 

known as "Lincoln Green Cottages". 
 

SECTION 3. ZONING DISTRICT MAP.  Section 16 of the Sectional District Maps of 
Section 20.08.060 of the Monterey County Code is hereby amended to reclassify a 0.3 acre 
property from Medium Density Residential with a Density of 2 units an acre, a height limit of 18 
feet, and a Design Control Overlay [MDR/2-D(18)(CZ)] to Visitor Service Commercial with a 
height limit of 18 feet and a Design Control Overlay [VSC-D(18)(CZ)].  The map attached 
hereto as Exhibit 1 is incorporated herein by reference. 

 
SECTION 4. SEVERABILITY.  If any section, subsection, sentence, clause or phrase 

of this ordinance is for any reason held to be invalid, such decision shall not affect the validity of 
the remaining portions of this ordinance.  The Board of Supervisors hereby declares that it would 
have passed this ordinance and each section, subsection, sentence, clause and phrase thereof, 
irrespective of the fact that any one or more sections, subsections, sentences, clauses, or phrases 
be declared invalid. 
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SECTION 5.  EFFECTIVE DATE.  This Ordinance shall become effective on the thirty-
first day following its adoption or upon California Coastal Commission confirmation that County’s 
ordinance satisfies the Coastal Commission’s certification order, whichever occurs later. 
 

PASSED AND ADOPTED on this ______ day of _____ 2025, by the following vote: 
 

AYES:   
NOES: 
ABSENT: 
ABSTAIN: 

  
    

 Chair, Christopher M. Lopez  
Monterey County Board of Supervisors 

 
 
 
A T T E S T: 
 
VALERIE RALPH 
Clerk of the Board 
 
 
 
By:____________________________ 

Deputy 

APPROVED AS TO FORM BY: 
 
 

_______________________________ 
Kelly L. Donlon 

Chief Assistant County Counsel 
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: PC 25-087 November 12, 2025

Item No.3 

Agenda Ready11/3/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN250114 - LIVE BY THE SEA LLC

Public hearing to consider the construction of a 3,819 square foot single-family dwelling, inclusive of a 

592 square foot two-car garage, and 307 square foot covered patio, as well as the removal of 24 

protected trees.

Project Location: 3387 Ocean Avenue, Carmel, Carmel Area Land Use Plan.

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

RECOMMENDATION:

It is recommended that the Planning Commission adopt a resolution to:

1) Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA 

Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and  

2) Approve a Combined Development Permit consisting of:

a. Coastal Administrative Permit and Design Approval to construct a 2,812 square foot 

single-family dwelling, inclusive of a 592 square foot two-car garage, and 307 square foot 

covered patio, and associated site improvements; and

b. A Coastal Development Permit to allow the removal of 24 protected trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A), subject to 

12 conditions of approval.

PROJECT INFORMATION:

Agent: Inder Sandhu

Property Owner: Manjit Sandhu

APN:  009-162-008-000

Parcel Size: 12,132 square feet

Zoning: Medium Density Residential, with a density of 2 acres per unit and a Design Control 

overlay, or “MDR/2-D”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: yes

Project Planner:  Jordan Evans-Polockow, Assistant Planner

                                      Evans-PolockowJ@countyofmonterey.gov, 831-755-7065

SUMMARY/DISCUSSION:

The property is located at 3387 Ocean Avenue, Carmel (Assessor’s Parcel Number 

009-162-008-000), Carmel Area Land Use Plan. The parcel is zoned Medium Density Residential 
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with a density of 2 acres per unit and a Design Control, or “MDR/2-D”. The proposed project 

involves the construction of a 2,812 square foot single-family dwelling, inclusive of a 592 square foot 

two-car garage and 307 square foot covered patio, and associated site improvements. The project 

also involves the removal of four Monterey Pine trees and 20 Oak trees, which is an allowed use 

subject to the granting of a Coastal Development Permit. Implementation of the project would require 

734 cubic yards of cut and 46 cubic yards of fill. Potable water will be provided to the parcel by Cal 

American Water through the Monterey Peninsula Water Management District (MPWMD), and 

wastewater will be handled by the Carmel Area Wastewater District.

Based on staff’s review, the project is consistent with applicable goals and policies in the 1982 

General Plan, policies in the Carmel Area Land Use Plan, and Title 20 Zoning Ordinance.

Design Review

Residences within the vicinity of the project site vary in architectural style, ranging from modern-style 

homes to contemporary rural-style homes. The single-family dwelling would have a contemporary 

modern architectural style with rural Tuscan finishes, and exterior colors and materials consisting of 

smooth alabaster white painted stucco, copper stone exterior, and Tricon black aluminum reveal trim 

and roofing. The proposed exterior finishes do not detract from the surrounding environment and are 

consistent with the surrounding residential neighborhood character. CARLUP Policy 1.4 and Key 

Policy 2.2.2 state that the common goal of the Carmel area must be that future development should 

harmonize and blend with the natural scenic character, as demonstrated by the proposed project’s 

design. The property is surrounded by mature Coast live oaks and Monterey pines, and other native 

vegetation, along with nearby large custom residences. Although 24 trees will be removed, all other 

trees and vegetation will remain, resulting in the proposed development blending in with the 

surrounding residential neighborhood. The proposed exterior finishes would not detract from the 

surrounding natural environment and would be consistent with the surrounding residential 

neighborhood and its character. A standard condition of approval has been applied to ensure that all 

exterior lighting is down-lit, unobtrusive, and harmonious with the area.

Map A of the Carmel Area Land Use Plan (Local Coastal Program General Viewshed) indicates the 

subject property as not being in an area designated as sensitive or highly sensitive. The subject 

property is not along a scenic highway corridor or in the critical viewshed. As confirmed on a site visit, 

intervening vegetation and existing development block the project site’s visibility from common public 

viewing areas. Accordingly, the proposed residence would not create any adverse visual impacts. 

Therefore, as proposed and conditioned, the project assures protection of the public viewshed and 

visual integrity.

Tree Removal

The lot is heavily forested and thus, avoiding tree removal entirely is unfeasible for any reasonable 

development. The project includes an application for the removal of 24 protected trees. Pursuant to 

Title 21 section 21.64.260.D.3.a, an Arborist report (County of Monterey Library No. LIB250240; 

Exhibit C) was prepared to evaluate the health, structure, and preservation suitability for each tree 

within or adjacent to the proposed development. The Arborist report inventoried a total of 33 trees 

within the subject property and determined that the condition of these trees range to be in fair to poor 

condition. As proposed, 24 trees would be removed with the implementation of this project, including 
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20 Coast live oaks and four Monterey pines. All four Monterey pine trees proposed for removal are 

of landmarks (24 inch or greater trunk diameter) 

The single-family dwelling is consistent (slightly smaller) in size with other single-family dwellings within 

the surrounding neighborhood, which range in size between 4,000 to 6,000 square feet. Nineteen of 

the trees to be removed are within the development footprint (structure and driveway). The remaining 

trees to be removed are either within grading limits or are within close proximity (5-10 feet) to the 

development, where greater than 50% of their critical root zones will be impacted and are therefore 

recommended for removal. In addition to being impacted by grading activities, the removal of these 

trees within close proximity to the development also helps to reduce fuel loads near the proposed 

residential development, consistent with State fuel management guidelines. Therefore, staff believe that 

the proposed tree removal is the minimum required under the circumstances of this case.

The Project Arborist concluded that the subject property is already overcrowded and does not have 

adequate space for the replanting of 24 trees after the construction of the single-family dwelling, while 

also managing onsite fuel loads. Therefore, the arborist recommends the replanting of five oak or pine 

trees due to the limits within the lot structure and subterranean infrastructure. Replanting only five trees 

also ensures the property’s fuel loads can be adequately managed. If replanted on a 1:1 ratio, the 

replanted 5-gallon trees would be unlikely to survive due to the overcrowded condition and being 

outcompeted by surrounding mature trees. Accordingly, Condition No. 11 requires the applicant to 

replant five of either 5-gallon Monterey pine trees and/or 5-gallon coast live oak trees.

OTHER AGENCY INVOLVEMENT:

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions: 

Environmental Health Bureau

HCD-Engineering Services

HCD-Environmental Services

Cypress Fire Protection District 

LAND USE ADVISORY COMMITTEE

The proposed project was to be reviewed by the Carmel Highlands LUAC, but due to an ongoing 

lack of quorum issue with the Carmel Highlands LUAC, the project could not be reviewed by the 

committee prior to the Planning Commission’s consideration of the project.

Prepared by:  Jordan Evans-Polockow, Assistant Planner, (831)-755-7065

Reviewed by:  Fionna Jensen, Principal Planner

Approved by:  Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with the HCD: 

Exhibit A - Draft Resolution including:

· Conditions of approval

· Site Plans

Exhibit B - Vicinity Map
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Exhibit C - Arborist Report

cc: Front Counter Copy; Planning Commission; Cypress Fire Protection District (fire); 

HCD-Environmental Services; HCD - Engineering Services; Environmental Health Bureau; Jordan 

Evans-Polockow, Project Planner; Fionna Jensen, Principal Planner; Manjit Sandhu, Property Owner; 

Inder Sandhu, Agent; The Open Monterey Project (Molly Erickson); Laborers International Union of 

North America (Lozeau Drury LLP); Christina McGinnis, Keep Big Sur Wild; LandWatch; Project 

File PLN250114.
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Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

County of Monterey
Planning Commission

Agenda Item No.3

Legistar File Number: PC 25-087
November 12, 2025

Item No.3 

Agenda Ready11/3/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN250114 - LIVE BY THE SEA LLC

Public hearing to consider the construction of a 3,819 square foot single-family dwelling, 

inclusive of a 592 square foot two-car garage, and 307 square foot covered patio, as well as the 

removal of 24 protected trees.

Project Location: 3387 Ocean Avenue, Carmel, Carmel Area Land Use Plan.

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

RECOMMENDATION:

It is recommended that the Planning Commission adopt a resolution to:

1) Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA

Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and

2) Approve a Combined Development Permit consisting of:

a. Coastal Administrative Permit and Design Approval to construct a 2,812 square foot

single-family dwelling, inclusive of a 592 square foot two-car garage, and 307

square foot covered patio, and associated site improvements; and

b. A Coastal Development Permit to allow the removal of 24 protected trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A), 

subject to 12 conditions of approval.

PROJECT INFORMATION:

Agent: Inder Sandhu

Property Owner: Manjit Sandhu

APN:  009-162-008-000

Parcel Size: 12,132 square feet

Zoning: Medium Density Residential, with a density of 2 acres per unit and a Design 

Control overlay, or “MDR/2-D”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: yes

Project Planner:  Jordan Evans-Polockow, Assistant Planner

Evans-PolockowJ@countyofmonterey.gov, 831-755-7065

SUMMARY/DISCUSSION:

The property is located at 3387 Ocean Avenue, Carmel (Assessor’s Parcel Number 

009-162-008-000), Carmel Area Land Use Plan. The parcel is zoned Medium Density

Residential with a density of 2 acres per unit and a Design Control, or “MDR/2-D”. The

Page 1  County of Monterey Printed on 11/5/2025

150



Legistar File Number: PC 25-087

proposed project involves the construction of a 2,812 square foot single-family dwelling, 

inclusive of a 592 square foot two-car garage and 307 square foot covered patio, and associated 

site improvements. The project also involves the removal of four Monterey Pine trees and 20 

Oak trees, which is an allowed use subject to the granting of a Coastal Development Permit. 

Implementation of the project would require 734 cubic yards of cut and 46 cubic yards of fill. 

Potable water will be provided to the parcel by Cal American Water through the Monterey 

Peninsula Water Management District (MPWMD), and wastewater will be handled by the 

Carmel Area Wastewater District.

Based on staff’s review, the project is consistent with applicable goals and policies in the 1982 

General Plan, policies in the Carmel Area Land Use Plan, and Title 20 Zoning Ordinance.

Design Review

Residences within the vicinity of the project site vary in architectural style, ranging from 

modern-style homes to contemporary rural-style homes. The single-family dwelling would have 

a contemporary modern architectural style with rural Tuscan finishes, and exterior colors and 

materials consisting of smooth alabaster white painted stucco, copper stone exterior, and Tricon 

black aluminum reveal trim and roofing. The proposed exterior finishes do not detract from the 

surrounding environment and are consistent with the surrounding residential neighborhood 

character. CARLUP Policy 1.4 and Key Policy 2.2.2 state that the common goal of the Carmel 

area must be that future development should harmonize and blend with the natural scenic 

character, as demonstrated by the proposed project’s design. The property is surrounded by 

mature Coast live oaks and Monterey pines, and other native vegetation, along with nearby 

large custom residences. Although 24 trees will be removed, all other trees and vegetation will 

remain, resulting in the proposed development blending in with the surrounding residential 

neighborhood. The proposed exterior finishes would not detract from the surrounding natural 

environment and would be consistent with the surrounding residential neighborhood and its 

character. A standard condition of approval has been applied to ensure that all exterior lighting 

is down-lit, unobtrusive, and harmonious with the area.

Map A of the Carmel Area Land Use Plan (Local Coastal Program General Viewshed) indicates 

the subject property as not being in an area designated as sensitive or highly sensitive. The 

subject property is not along a scenic highway corridor or in the critical viewshed. As 

confirmed on a site visit, intervening vegetation and existing development block the project 

site’s visibility from common public viewing areas. Accordingly, the proposed residence would 

not create any adverse visual impacts. Therefore, as proposed and conditioned, the project 

assures protection of the public viewshed and visual integrity.

Tree Removal

The lot is heavily forested and thus, avoiding tree removal entirely is unfeasible for any 

reasonable development. The project includes an application for the removal of 24 protected 

trees. Pursuant to Title 21 section 21.64.260.D.3.a, an Arborist report (County of Monterey 

Library No. LIB250240; Exhibit C) was prepared to evaluate the health, structure, and 

preservation suitability for each tree within or adjacent to the proposed development. The 

Arborist report inventoried a total of 33 trees within the subject property and determined that 

the condition of these trees range to be in fair to poor condition. As proposed, 24 trees would be 

removed with the implementation of this project, including 20 Coast live oaks and four 
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Monterey pines. All four Monterey pine trees proposed for removal are of landmarks (24 inch 

or greater trunk diameter) 

The single-family dwelling is consistent (slightly smaller) in size with other single-family 

dwellings within the surrounding neighborhood, which range in size between 4,000 to 6,000 

square feet. Nineteen of the trees to be removed are within the development footprint (structure 

and driveway). The remaining trees to be removed are either within grading limits or are within 

close proximity (5-10 feet) to the development, where greater than 50% of their critical root 

zones will be impacted and are therefore recommended for removal. In addition to being 

impacted by grading activities, the removal of these trees within close proximity to the 

development also helps to reduce fuel loads near the proposed residential development, 

consistent with State fuel management guidelines. Therefore, staff believe that the proposed 

tree removal is the minimum required under the circumstances of this case.

The Project Arborist concluded that the subject property is already overcrowded and does not 

have adequate space for the replanting of 24 trees after the construction of the single-family 

dwelling, while also managing onsite fuel loads. Therefore, the arborist recommends the 

replanting of five oak or pine trees due to the limits within the lot structure and subterranean 

infrastructure. Replanting only five trees also ensures the property’s fuel loads can be 

adequately managed. If replanted on a 1:1 ratio, the replanted 5-gallon trees would be unlikely 

to survive due to the overcrowded condition and being outcompeted by surrounding mature 

trees. Accordingly, Condition No. 11 requires the applicant to replant five of either 5-gallon 

Monterey pine trees and/or 5-gallon coast live oak trees.

OTHER AGENCY INVOLVEMENT:

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions: 

Environmental Health Bureau

HCD-Engineering Services

HCD-Environmental Services

Cypress Fire Protection District 

LAND USE ADVISORY COMMITTEE

The proposed project was to be reviewed by the Carmel Highlands LUAC, but due to an 

ongoing lack of quorum issue with the Carmel Highlands LUAC, the project could not be 

reviewed by the committee prior to the Planning Commission’s consideration of the project.

Prepared by:  Jordan Evans-Polockow, Assistant Planner, (831)-755-7065

Reviewed by:  Fionna Jensen, Principal Planner

Approved by:  Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with the HCD: 

Exhibit A - Draft Resolution including:

· Conditions of approval

· Site Plans

Exhibit B - Vicinity Map

Exhibit C - Arborist Report
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cc: Front Counter Copy; Planning Commission; Cypress Fire Protection District (fire); 

HCD-Environmental Services; HCD - Engineering Services; Environmental Health Bureau; 

Jordan Evans-Polockow, Project Planner; Fionna Jensen, Principal Planner; Manjit Sandhu, 

Property Owner; Inder Sandhu, Agent; The Open Monterey Project (Molly Erickson); Laborers 

International Union of North America (Lozeau Drury LLP); Christina McGinnis, Keep Big Sur 

Wild; LandWatch; Project File PLN250114.
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DRAFT RESOLUTION 
 

Before the Planning Commission in and for the 
County of Monterey, State of California 

 
In the matter of the application of:  
LIVE-BY-THE-SEA LLC (PLN250114) 
RESOLUTION NO. 25- 
Resolution by the County of Monterey Planning 
Commission: 

1) Finding the project qualifies as a Class 3 
Categorical Exemption pursuant to CEQA 
Guidelines section 15303, and there are no 
exceptions pursuant to Section 15300.2; and  

2) Approving a Combined Development Permit 
consisting of: 
a. Coastal Administrative Permit and 

Design Approval to allow construction a 
2,812 square foot single-family dwelling, 
inclusive of a 592 square foot garage 
two-car garage and 307 square foot 
covered patio, and associated site 
improvements; and 

b. A Coastal Development Permit to allow 
the removal of 24 protected trees. 

[PLN250114, LIVE-BY-THE-SEA LLC, 3387 
Ocean Avenue, Carmel-by-the-Sea, Carmel Land 
Use Plan, Coastal Zone (APN: (009-162-008-000)] 

 

 
The LIVE BY THE SEA LLC application (PLN250114) came on for public hearing before 
the County of Monterey Planning Commission on November 12, 2025.  Having considered 
all the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

FINDINGS 
 

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

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

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

Regulations for Development in the Carmel Area Land Use Plan 
Area; and 

- Monterey County Zoning Ordinance (Title 20);   
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No conflicts were found to exist.  No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents.  

  b)  Allowed Use. The property is located at 3387 Ocean Avenue, Carmel-
by-the-Sea, Carmel Land Use Plan, Coastal Zone (Assessor’s Parcel 
Number 009-162-008-000), Carmel Area Land Use Plan. The parcel is 
zoned Medium Density Residential with a density of 2 acres per unit 
and a Design Control, or “MDR/2-D”. MDR zoning allows for the 
establishment of the first single-family dwelling as a principally allowed 
use. The Design Control overlay requires the granting of a Design 
Approval for all structures. The proposed project involves the 
construction of a 2,812 square foot single-family dwelling, inclusive of 
a 592 square foot garage two-car garage and 307 square foot covered 
patio, and associated site improvements. The project also involves the 
removal of 4 Monterey Pine trees and 20 Oak trees, which is an allowed 
use subject to the granting of a Coastal Development Permit. Therefore, 
the project is an allowed land use for this site.  

  c)  Lot Legality. The subject property is shown in its current configuration 
(12,132 square feet) as Lot 9 in Block 27 of Tract No.2 on a Final Map 
entitled “Map of Hatton Fields No. 2”, recorded in April of 1926 
(Volume 3, Cities & Towns, Page 32). Therefore, the County recognizes 
the subject properties as legal lots of record. 

  d)  Review of Development Standards. The project meets all required 
development standards for Medium Density Residential zoning district, 
which is identified in Title 20 section 20.12.060 respectively. The 
required setbacks in the MDR zoning overlay are 20 feet (front), 5 feet 
(side), and 10 feet (rear). The proposed single-family dwelling will have 
setbacks of 30 feet (front), 8 feet 6 inches (north side), 9 feet 10 inches 
(side), and 30 feet 6 inches (rear). The MDR zoning district allows a 
maximum height of 30 feet for main structures, and the proposed single-
family dwelling will have a height of 20 feet 3 inches. The MDR zoning 
district allows a maximum building site coverage of 35%, which in this 
case is 4,246 square feet. The proposed project will have a building site 
coverage of 3,819 square feet or 31%. Therefore, the project meets all 
required development standards. 

  e)  Design and Visual Resources. Pursuant to Title 20 Chapter 20.44, the 
project parcels and surrounding area are designated as a Design Control 
Zoning District (“D” zoning overlay), which regulates the location, size, 
configuration, materials, and colors of structures and fences to assure 
the protection of the public viewshed and neighborhood character. The 
single-family dwelling will have a contemporary modern architectural 
style with rural Tuscan finishes, and exterior colors and materials 
consisting of smooth alabaster white painted stucco, copper stone 
exterior, and Tricon black aluminum reveal trim and roofing. The 
residences within the vicinity vary in architectural style, ranging from 
modern-style homes to contemporary rural-style homes. The proposed 
exterior finishes do not detract from the surrounding environment and 
are consistent with the surrounding residential neighborhood character. 
CARLUP Policy 1.4 and Key Policy 2.2.2 state that the common goal of 
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the Carmel area must be that future development should harmonize and 
blend with the natural scenic character, as demonstrated by the proposed 
project’s design. The property is surrounded by mature Coast live oaks 
and Monterey pines, and other native vegetation, along with nearby 
residences. Although 24 trees will be removed, all other trees and 
vegetation will remain, resulting in the proposed development blending 
in with the surrounding residential neighborhood. To ensure consistency 
with Carmel Area LUP Policy 2.2.4.10.D and CIP section 
20.146.030.C.1.d, exterior lighting plan Condition No. 4 has been 
applied. This will require that the exterior lighting on the property be 
unobtrusive, down-lit, harmonious with the local area, and constructed 
or located so that only the intended area is illuminated and off-site glare 
is fully controlled. Due to intervening vegetation and existing 
development, the proposed residence and accessory structures will not 
create any adverse visual impacts. Map A of the Carmel Land Use Plan 
entitled “Local Coastal Program General Viewshed”, indicates the 
subject property as not being in an area designated as sensitive or highly 
sensitive. The subject property is not along a scenic highway corridor or 
in the critical viewshed. Therefore, as proposed and conditioned, the 
project is not in conflict with the surrounding environment or with the 
surrounding residential neighborhood character and assures protection 
of the public viewshed and visual integrity. 

  f)  Tree Removal. The proposed project involves the removal of 24 
protected trees. However, as detailed in Finding No. 6 and supporting 
evidence, the proposed tree removal is the minimum required under the 
circumstances, and the removal will not involve a risk of adverse 
environmental impacts. Therefore, the criteria necessary to grant a 
Coastal Development Permit have been met in this case. 

  g)  Cultural Resources. According to the Monterey County Geographic 
Information System (GIS), the subject property is within an area of 
moderate archaeological sensitivity. Therefore, an archaeological report 
is not required under the Carmel Area CIP section 20.146.090.B.1. The 
potential for inadvertent impacts to cultural resources is limited and will 
be controlled by use of the County’s standard condition (Condition No. 
3), which requires the contractor to stop work if previously unidentified 
resources are discovered during construction. 

  h)  Land Use Advisory Committee. Based on the LUAC Procedure 
guidelines adopted by the Monterey County Board of Supervisors, this 
application warranted referral to the LUAC because the project involves 
a Design Approval subject to review by the Planning Commission. Due 
to an ongoing lack of quorum issue with the Carmel Highlands LUAC, 
the project could not be reviewed by the committee prior to the Planning 
Commission’s consideration of the project.  

  i)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN250114. 

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

development and/or use. 
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 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: HCD- Planning, Cypress Fire Protection 
District (fire), HCD-Engineering Services, HCD-Environmental 
Services, and Environmental Health Bureau. County staff reviewed the 
application materials and plans to verify that the project on the subject 
site conforms to the applicable plans and regulations, and there has been 
no indication from these departments/agencies that the site is not 
suitable for the development. Conditions recommended have been 
incorporated.  

  b)  Staff identified potential impacts to Geological Resources (soils), Forest 
Resources, Biological Resources, and Archaeological Resources. The 
following reports have been prepared:  
- “Geotechnical Investigation Design Phase” (County of Monterey 

Library No. LIB250245), prepared by Butano Geotechnical 
Engineering, Inc., Watsonville, CA, April 2025 

- “Tree Resource Assessment” (County of Monterey Library No. 
LIB250240), prepared by Frank Ono, Pacific Grove, CA, July 21st, 
2025 

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

  c)  Staff conducted a site inspection on October 7th, 2025, to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN250114. 

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

operation of the use or structure applied for, will not, under the 
circumstances of the 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 HCD- Planning, Cypress Fire Protection 
District (fire), HCD-Engineering Services, HCD-Environmental 
Services, and Environmental Health Bureau. 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)  All necessary public facilities will be provided to the proposed single-
family dwelling. Potable water will be provided to the parcel by Cal 
American Water through the Monterey Peninsula Water Management 
District (MPWMD), and wastewater will be handled by the Carmel 
Area Wastewater District.   

  c)  Staff conducted a site inspection on October 7th, 2025, to verify that the 
site is suitable for this use. 
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  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN250114. 

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

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed County of Monterey HCD - Planning and Building 
Services Department records and is not aware of any violations existing 
on subject property. 

  b)  Staff conducted a site inspection on October 7th, 2025, and researched 
County records to assess if any violation exists on the subject property.   

  c)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN250114. 

    
5.  FINDING:  CEQA (Exempt) - The project is categorically exempt from 

environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303 categorically exempts the construction and location of limited 
numbers of new, small facilities or structures including one single-
family residence in a residential zone. 

  b)  The proposed project involves construction of a 2,812 square foot 
single-family dwelling, inclusive of a 592 square foot garage two-car 
garage and 307 square foot covered patio, and associated site 
improvements, as well as the removal of 24 protected trees. Therefore, 
the project is consistent with the categorical exemption requirements of 
CEQA Guidelines section 15303. 

  c)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on October 7th, 2025. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project does not involve a designated historical 
resource, a hazardous waste site, unusual circumstances that would 
result in a significant effect, or development that would result in a 
cumulative significant impact. The project site does not have an 
environmentally sensitive habitat, the property is not located on or along 
a scenic highway or corridor and has been designed and sited to 
minimize impacts to forest resources and remove only the trees 
necessary for construction. There is no substantial evidence that would 
support a fair argument that the project has a reasonable possibility of 
having a significant effect on the environment or that it would result in a 
cumulative significant impact. 

  e)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN250114. 
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6.  FINDING:  TREE REMOVAL - The siting, location, size, and design has been 
established to minimize tree removal and has been limited to that required 
for the overall health and long-term maintenance of the property. 

 EVIDENCE: a)  The project includes an application for the removal of 24 protected 
trees. The tree removal is consistent with Carmel Area Land Use Plan 
(LUP) policies protecting Forest Resources, and their implementing 
regulations in the County of Monterey Coastal Implementation Plan, 
Part 4, Regulations for Development in the Carmel Area Land Use Plan 
(CIP). In accordance with the applicable policies, a Coastal 
Development Permit is required, and the criteria to grant said permit 
have been met. 

  b)  Pursuant to Title 20 section 20.64.260.D.3.a, an Arborist report (County 
of Monterey Library No. LIB250240) was prepared to evaluate the 
health, structure, and preservation suitability for each tree within or 
adjacent to the proposed development. The Arborist report inventoried a 
total of 33 trees within the subject property and determined that most of 
these are in fair condition, while two are in poor condition. As proposed, 
24 trees will be removed with the implementation of this project, 
including 20 Coast live oaks and four landmark Monterey pines. 
Nineteen of these trees are within the development footprint, and the 
other five trees are either within grading boundaries or are in declining 
health, with proposed impacts to their critical root zones. No landmark 
Oaks are proposed for removal.  

  c)  The proposed tree removal is the minimum required under the 
circumstances of this case. The lot is heavily forested and thus, avoiding 
tree removal entirely is unfeasible for any reasonable development 
consistent with the neighborhood. The single-family dwelling is 
consistent (slightly smaller) in size with other single-family dwellings 
within the surrounding neighborhood, which range from approximately 
4,000 to 6,000 square feet (see Finding No. 1, Evidence “e”). Nineteen 
of the trees to be removed are within the development footprint. The 
remaining trees to be removed are either within grading limits, or are 
within close proximity to the development, where greater than 50% of 
their critical root zones will be impacted and are therefore 
recommended for removal. In addition to being impacted by grading 
activities, the removal of these trees within close proximity to the 
development also helps to reduce fuel loads near the proposed 
residential development. Removal of these trees is consistent with the 
recommendations of the prepared forest management plan and the 
State’s fuel management requirements and guidelines.  

  d)  CIP section 20.146.060.D.1 prohibits the removal of landmark trees, 
unless the decision-making body finds that the trees are not visually or 
historically significant and there no alternatives whereby the tree 
removal can be avoided. All four of the Monterey pine proposed for 
removal are greater than 24 inches in diameter, thus classifying them as 
landmark trees. Two of the landmark Monterey Pine trees that were 
cataloged as #963 and #977 were identified as being in poor condition, 
with visible evidence of heart rot. The other two landmark Monterey 
pine trees, tagged as #976 and #981, are proposed for removal due to the 
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impacts of grading associated with a retaining wall and garage that will 
cause the trees to suffer root loss and be unstable. The findings can also 
be met to allow the removal of the landmark trees, as none of them are 
known to be visually or historically significant, exemplary of their 
species, or more than 1000 years old. See subsequent Evidence “e” 
demonstrating no alternatives. 

  e)  CIP section 20.146.060.D.3 states that removal of native trees is limited 
to those necessary for the proposed development, and that development 
shall be required to be adjusted for siting, location, size, and design as 
necessary to minimize tree removal. In this case, the removal is the 
minimum under the circumstances, and alternatives such as re-siting, re-
design, and reduction in development would not be successful in saving 
these trees or a greater number than proposed. There is no alternative 
that would retain the trees proposed for removal, including the landmark 
trees, with development of the subject lot with a reasonable sized single-
family development. As delineated on the project plans, the trees sited 
for removal are within the proposed footprint of development or are 
within poor health on the proposed residence. The project will retain the 
property’s remaining trees, which are contiguous with the surrounding 
forested area of Carmel-by-the -Sea and the unincorporated area of 
Monterey County. Trees to be retained will be protected with 
implementation of Condition No. 5.  

  f)  Title 20 requires a 1:1 replanting of removed protected trees, unless this 
requirement would be detrimental to the long-term health of the 
remaining habitat or the replanted trees. The Project Arborist concluded 
that the subject property is already overcrowded and does not have 
adequate space for the replanting of 24 trees after the construction of the 
single-family dwelling, while also managing onsite fuel loads. 
Therefore, the arborist recommends the replanting of five 5-gallon 
Monterey pines or Coast live oaks. Replanting only five trees also 
ensures the property’s fuel loads can be adequately managed. If 
replanted on a 1:1 ratio, the replanted 5-gallon trees would be unlikely 
to survive due to the overcrowded condition and being outcompeted by 
surrounding mature trees. Accordingly, Condition No. 6 requires the 
applicant to replant five 5-gallon Monterey pine or Coast live oak trees. 

  g)  Measures for tree protection during construction have been incorporated 
as a condition of approval, and include tree protection zones, trunk 
protection, hand excavation, and bridging roots. 

  h)  No significant long-term effects on the forest ecosystem are anticipated. 
The project, as proposed, will not significantly reduce the availability of 
wildlife habitat over the long term. Condition No. 7 requires a 
raptor/bird nesting survey to be performed by a qualified biologist if tree 
removal is to be conducted between February 22 and August 1.  

  i)  Staff conducted a site inspection on October 7th, 2025, to verify that the 
tree removal is the minimum necessary for the project and to identify 
any potential adverse environmental impacts related to the proposed tree 
removal. 
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  j)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN250114. 

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

Board of Supervisors and the California Coastal Commission. 
 EVIDENCE: a)  Board of Supervisors.  Section 20.80.040.D of the Monterey County 

Zoning Ordinance (Title 20) allows an appeal to be made to the Board 
of Supervisors by any public agency or person aggrieved by a decision 
of the Planning Commission. 

  b)  California Coastal Commission. Pursuant to Title 20 section 
20.86.080.A, the project is subject to appeal by/to the California Coastal 
Commission because it involves development between the sea and the 
first through public road paralleling the sea (i.e. Highway 1), and a 
conditionally allowed use (native tree removal). 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  

1. Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA 
Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and  

2. Approve a Combined development Permit consisting of: 1) a Coastal Administrative 
Permit and Design Approval to allow construction of a 2,812 square foot single-family 
dwelling, inclusive of a 592 square foot two-car garage and 307 square foot covered 
patio, and associated site improvements; and 2) a Coastal Development Permit to allow 
removal of 24 protected trees. 
 
All of which are in general conformance with the attached sketch and subject to the 
attached 11 conditions, all being attached hereto and incorporated herein by reference. 

 
PASSED AND ADOPTED this 12th day of November, 2025 upon motion of                   , seconded 
by                     , by the following vote: 
 

AYES:  
NOES:  

ABSENT:  
ABSTAIN:  

 
 

________________________________________ 
Melanie Beretti, AICP 

Planning Commission Secretary 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON _____________. 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE _______________. 
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION 
MAKING BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL 
PERIOD.  AN APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION.  
FOR FURTHER INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 
427-4863 OR AT 725 FRONT STREET, SUITE 300, SANTA CRUZ, CA. 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
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NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

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

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

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

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

started within this period.  
 
Form Rev. 5-14-2014 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250114

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development permit (PLN250114) allows for an: 1) Coastal 

Administrative Permit and Design Approval to construct a 2,812 square foot 

single-family dwelling, inclusive of a 592 square foot garage two-car garage and 307 

square foot covered patio, and associated site improvements; and 2) Coastal 

Development Permit to remove four (4) Monterey Pine trees and twenty (20) Oak trees. 

The property is located at 3387 Ocean Avenue, Carmel (Assessor's Parcel Number 

009-162-008-000), Carmel Land Use Plan. This permit was approved in accordance 

with County ordinances and land use regulations subject to the terms and conditions 

described in the project file.  Neither the uses nor the construction allowed by this 

permit shall commence unless and until all of the conditions of this permit are met to 

the satisfaction of the Director of HCD - Planning.  Any use or construction not in 

substantial conformance with the terms and conditions of this permit is a violation of 

County regulations and may result in modification or revocation of this permit and 

subsequent legal action.  No use or construction other than that specified by this permit 

is allowed unless additional permits are approved by the appropriate authorities.  To the 

extent that the County has delegated any condition compliance or mitigation monitoring 

to the Monterey County Water Resources Agency, the Water Resources Agency shall 

provide all information requested by the County and the County shall bear ultimate 

responsibility to ensure that conditions and mitigation measures are properly fulfilled . 

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Combined Development Permit (Resolution Number ____________) was approved 

by Planning Commission for Assessor's Parcel Number 009-162-008-000 on 

November 12th, 2025. The permit was granted subject to 12 conditions of approval 

which run with the land. A copy of the permit is on file with Monterey County HCD - 

Planning."

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

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

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

Condition/Mitigation 

Monitoring Measure:

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

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

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

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County HCD - Planning and a qualified archaeologist immediately if cultural , 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

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

PlanningResponsible Department:

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

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

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

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

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

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

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

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

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

shall be incorporated into final building plans.

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

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

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

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD011(A) - TREE REMOVAL

PlanningResponsible Department:

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

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

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

Condition/Mitigation 

Monitoring Measure:

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

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

tree removal.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PD049 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

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

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

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

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

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

implemented. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

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

permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

11/3/2025Print Date: Page 3 of 710:45:17AM

PLN250114

68



7. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Within 60 days of permit approval, the applicant shall replace and or relocate each tree 

approved for removal as follows:

 - Replacement ratio recommended by arborist: five 5-gallon Pine or Cypress trees

Replacement tree(s) shall be located within the same general location as the tree being 

removed. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to HCD -Planning

for review and approval. Evidence shall be a receipt for the purchase of the 

replacement tree(s) and photos of the replacement tree(s) being planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall 

submit evidence demonstrating that the replacement tree(s) are in a healthy, growing 

condition.

One year after the planting of the replacement tree(s), the Owner/Applicant shall submit 

a letter prepared by a County-approved tree consultant reporting on the health of the 

replacement tree(s) and whether or not the tree replacement was successful or if 

follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

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

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

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

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

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

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

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

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

9. PW0005 – DRIVEWAY IMPROVEMENTS

Public WorksResponsible Department:

Construct a Hot Mix Asphalt driveway connection to Ocean Ave. The design and 

construction is subject to the 

approval of the HCD -PWFP. Encroachment Permits are required for all work within 

the public right-of-way.

Condition/Mitigation 

Monitoring Measure:

Owner/Applicant shall submit the design for review and approval of the 

HCD-Engineering Services, obtain an encroachment permit from the HCD 

-Engineering Services prior to issuance of building or grading permits, and construct 

and complete improvements prior to occupancy or commencement of use. Applicant is 

responsible to obtain all permits and environmental clearances.

Compliance or 

Monitoring 

Action to be 

Performed:
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10. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Public WorksResponsible Department:

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

Impact Fee (RDIF) pursuant to 

Monterey Code Chapter 12.90. The fee amount shall be determined based on the 

parameters adopted in the current 

fee schedule.

Condition/Mitigation 

Monitoring Measure:

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

Building Services Department the 

traffic mitigation fee. Owner/Applicant shall submit proof of payment to the 

HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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11. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a site-specific Construction Management Plan (CMP) to 

HCD-Planning and HCD-Engineering Services for review and approval that describes 

how the site will be managed during construction to protect onsite and nearby sensitive 

resources, avoid construction nuisance impacts to nearby properties, and reduce 

congesting/circulation impacts to the local transportation network. The applicant shall 

be required to adhere to the approved CMP. The Construction Management Plan shall 

include the following (As applicable):

Names and contact information (primary and secondary) of parties responsible for 

project during construction.

Summary table including:

Types of construction vehicles and number of truck and/or vehicle trips/day.

Quantity and extent (acreage) of grading per day (Air Quality Management District 

Standards).

Hours of operation.

Project scheduling (dates) and duration of construction.

Map illustrating:

Location of project (vicinity map).

Proposed route for hauling material.

Location of Sensitive Receptors (schools, hospitals, etc) along haul route.

Location of stockpiles and parking for construction vehicles.  

Sensitive areas (tree protection zones, drainage, environmentally sensitive habitat, 

slopes, etc) where no parking, stockpiling, construction will occur. 

The CMP shall: 

Prescribe measures to reduce traffic impacts including but not limited to scheduling 

hauling and material deliveries off-peak hours and encouraging carpooling

Prohibit blocking of access roads or driveways.

Avoid impacting access to private properties by not parking on neighboring properties 

or impinging on the travel lane of access roads. Construction vehicles shall be 

encouraged to not park directly in-front of neighboring properties.

Ensure pedestrian paths of travel are not impeded or that alternative paths of travel are 

provided.

Provide adequate storage and staging areas. Staging and storage areas shall be 

on-site to maximum extent possible to reduce potential noise, dust, glare, and other 

impacts to neighboring property.

If on-site storage and staging areas cannot be accommodated, appropriate best 

management practices shall be implemented to ensure that off -site storage and 

staging do not adversely impact access or cause excessive noise, dust, or lighting for 

neighboring properties. 

The Applicant/Owner may need to obtain separate authorization to utilize off -site 

storage and staging areas. The owner/applicant shall be responsible for securing this 

authorization prior to approval of the CMP.

Prior to the commencement of construction activities, the applicant shall post a publicly 

visible sign that outlines the specifics of the construction management plan, the 

telephone number of the on-site contractor, and the telephone number of the person to 

contact regarding complaints.  This contact person shall respond to complaints and 

take corrective action within 24 hours.

Recommendations from the project biologist, arborist, archaeologist, and/or other 

qualified professionals relating to construction activities shall be included in the CMP.

Condition/Mitigation 

Monitoring Measure:
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1. Prior to issuance of a construction permit, the Owner/Applicant/Contractor shall 

prepare and submit a CMP meeting the requirements of this condition to HCD-Planning 

and HCD-Engineering Services for review and approval.

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

the approved measures during the 

construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

12. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

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

Traffic Fee or the ad hoc fee 

pursuant to General Plan Policy C-1.8. The fee amount shall be determined based on 

the parameters in the current fee 

schedule.

Condition/Mitigation 

Monitoring Measure:

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

HCD-Building Services the traffic 

mitigation fee. The Owner/Applicant shall submit proof of payment to HCD-Engineering 

Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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Located in Carmel, Monterey County, State of California

Prepared For & Requested By: Manjit Sandu
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2150 Garden Road, Suite A-3, Monterey, California 93942
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Surveyor's Notes:
This map portrays the site at the time of the survey and does not show soils or geology
information, underground conditions, easements, zoning or regulatory information or any
other items not specifically requested by the property owner.  There may be easements or
other rights, recorded or unrecorded, affecting the subject property which  are not shown
hereon.

Underground utilities, if any, were not located.  Information regarding underground utility
locations should be obtained from the appropriate utility companies or public agencies.

Elevations are based on an arbitrarily assumed datum as noted. Ground may be more
irregular than contours indicate.

Distances are expressed in feet and decimals thereof.

The cross symbol (x) marks the horizontal position of the spot elevation shown. Tree symbols are
drawn to scale only approximately.

Sufficient boundary ties were made to graphically show existing features however a complete
boundary survey was not performed. The boundary shown hereon should be considered
preliminary. A diligent search was performed for the two front corners of the lot which yeilded
the found original corner at the southwesterly corner. We advise additonal field work to search
the rear corners and the front corners of the adjacent two lots to the west.

Plotted On: 3/18/2025 7:41 PM

Typical tree notation.  Indicates an elevation of 301.26'
at the trunk of a cypress tree with a 36" trunk diameter
(inner circle). Multi-trunk trees denoted with an overall
trunk diameter with clarifying notes following / symbol.

Finished surface elevation shot

Natural grade elevation shot

301.26'
36" Cyp. /3-8" trunks
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Boundary Legend
A.G.S. - above ground surface
AP - angle point
BC - brass cap or begin curve
B.G.S. - below ground surface
COR - corner
CP - control point
CTL - CONTROL
DOC. - document
ENG/ENGR - engineer
FD/FND - found
F.T.C. - from true corner
I.P. - iron pipe
L-T/L&T - lead & tag
LS - land surveyor
M-T - MAG NAIL & tag
MAG - MAG NAIL
MKD - marked
MON - monument
N-T - nail & tag
N.R.F. - no record found
O.R. - Official Records, Monterey
County
POL - point on line
RCE - registered civil engineer
ROW - right of way
SNF - Searched, not found
SPK - spike
STA - station(control point)
TBM - temporary benchmark

Topography Legend
AC - asphalt concrete
AL - area light
BLD/BLDG - building
BLDR(S) - boulder(s)
BOC - back of curb
BRK - brick
BTM/BOT - bottom
BW - back of walk
CF - curb face
CHIM - chimney
CL - centerline
CLM - column
CONC - concrete
DG - decomposed granite
DK - deck
DW - driveway
EA - exposed aggregate concrete
ENCL - enclosure
EP - edge of paving
FF - finished floor
FF-THRESH - finished floor threshold
FH - fire hydrant
FL - flow line
FL-NG - natural grade
FNC - fence
FNC-BW - barbed wire fence
FNC-CL - chain-link fence
FNC-GS - grapestake fence
FNC-HW - hogwire fence
FNC-I - iron fence
FNC-LAT - lattice fence
FNC-PR - post & rail fence
FNC-WD - wood fence
FNC-WI - wrought iron fence
FNC-WR - wire fence
FOB - face of building
FOW - face of wall
FS - finished surface
FTG - footing
GAR - garage
GB - grade break
GUT - edge of gutter
GUY - guy anchor
GRVL - gravel
HC - handicap
HDG - hedge
INT - intersection
LNDG - landing
LIP - edge of conc gutter
MB - mailbox
NG - natural grade
P- pool
PLTR - planter

PTO - patio
PVR - paver
RD - road
RDG - ridge
ROOF-P - roof peak
ROOF-R - roof ridge
STC - stucco
STN - stone
STP - step
STRP - stripe
SW - sidewalk
SWL - swale
TC - top of curb
TOP - top of slope
TOE - toe of slope
TW/TOW - top of wall
WALL-AB - Allen Block wall
WALL-CMU - concrete masonry unit wall
WALL-CRML - Carmel stone wall
WALL-DSTN - dry stack stone wall
WALL-RR - rrtie wall
WALL-STC - stucco wall
WLK - sidewalk

Utility Legend
CATV - cable tv
COMM - communications
CO or C/O - clean out
DDCV - double detector check valve
EM - electric meter
EO - electric outlet
GM - gas meter
GV - gas valve
HB - hose bib
ICV - irrigation control valve
IRR - irrigation
JP - joint utility pole
LT - light
LT-STD - light standard
PB - utility pull box
PB-? - unmarked pull box
PF-PIN FLAG
PF-B - blue pin flag
PF-G - green pin flag
PF-O - orange pin flag
PF-P - pink pin flag
PF-PL - purple pin flag
PF-R - red pin flag
PF-W - white pin flag
PF-Y - yellow pin flag
PM - paint mark
PM-B - blue PM (water)
PM-G - green PM (sewer)
PM-O - orange PM (catv/comm)
PM-P - pink PM (unknown facilities)
PM-PL - purple PM (reclaimed water/irr)
PM-R - red PM (elec)
PM-W - white paint mark
PM-Y - yellow PM (gas)
PP - power/utility pole
SCO - sewer clean out
SDMH - storm drain manhole
SSMH - sanitary sewer manhole
ST LT - street light
STN - stone
TELCO - telephone
TG - top of drain grate
UP - utility pole
UTIL - utility
VLT - vault
VLT-GTE - GTE vault
VLT-PB - PacBell vault
VLT-PGE - PG&E vault
VLT-TELCOM - telecommunications vault
VLT-? - unmarked vault
VLT-VRZ - Verizon vault
WD-wood
WL - water line
WM - water meter
WV - water valve

Map Legend:

Basis of Bearings:  As shown or noted hereon.

Horizontal Datum: Assumed.

Vertical Datum:  Assumed.
Site Benchmark:  Control point 5 as shown hereon.

Contour Interval: Contours as shown hereon are interpolated using
computer digital terrain modeling software and spot elevations.
Ground may be more irregular than contours indicate.

Note: The abbreviation and symbol lists below are comprehensive
and not all abbreviations or symbols will appear on the map.

catch basin-drain

control point

electric meter or pull box

fire hydrant
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gas valve

guy anchor

irrigation pull box

irrigation control valve
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manhole
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sign(pole)
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cable television pull box
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Record Map References:

R1: filed in Volume 3 of Cities and Towns at Page 32, in the Monterey
County Recorder's Office, State of California.

R2: recorded as Document No. 2021051934 of Official Records of Monterey
County, State of California.

R3: Corner Record No. 1682 filed in the Monterey County Surveyor's Office,
State of California.

R4: filed in Volume X4 of Surveys at Page 10, in the Monterey County
Recorder's Office, State of California.

Indicates monument found as noted.
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CLARK CIVIL ENGINEERING DESIGN   CONSULTING   SURVEY  CONSULTING   SURVEY  SURVEY 5500 Nicasio Valley Rd., Nicasio, CA 94946 Nicasio, CA 94946 , CA 94946  94946 PH: 415-295-4450 
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RETAINING WALL NOTES 1. TW/FG REPRESENTS FINISHED EARTHEN GRADE OR PAVEMENT ELEVATION AT TW/FG REPRESENTS FINISHED EARTHEN GRADE OR PAVEMENT ELEVATION AT TOP OF WALL, NOT ACTUAL TOP OF WALL MATERIAL.  BW/FG REPRESENTS FINISH EARTHEN GRADE OR PAVEMENT ELEVATION AT BOTTOM OF WALL NOT INCLUDING FILL FOUNDATION.  GRADES INDICATED ON THESE PLANS REFER TO THE FINISHED GRADES ADJACENT TO THE RETAINING WALL, NOT INCLUDING FOOTING, FREEBOARD, ETC. 2. GRADES SHOWN ON PLAN AS TW X.XX & BW X.XX REPRESENT DENOTED WALL GRADES SHOWN ON PLAN AS TW X.XX & BW X.XX REPRESENT DENOTED WALL HEIGHT ONLY.  THE ACTUAL WALL HEIGHT AND DEPTH MAY DIFFER DUE TO CONSTRUCTION REQUIREMENTS. 3. REFER TO SPECIFIC WALL CONSTRUCTION DETAIL FOR STRUCTURAL ELEMENTS, REFER TO SPECIFIC WALL CONSTRUCTION DETAIL FOR STRUCTURAL ELEMENTS, FREEBOARD, AND EMBEDMENT. 4. REFER TO ARCHITECTURAL, LANDSCAPE ARCHITECTURE, AND/OR STRUCTURAL REFER TO ARCHITECTURAL, LANDSCAPE ARCHITECTURE, AND/OR STRUCTURAL PLANS FOR DETAILS, WALL ELEVATIONS, SUBDRAINAGE, WATERPROOFING, FINISHES, COLORS, STEEL REINFORCING, MATERIALS, ETC.  PROVIDE CLIPS OR OTHER MEANS OF SECURING FINISH MATERIALS AS NECESSARY (WET SET INTO THE WALL). 5. ALL RETAINING WALLS SHOULD HAVE A  BACK-OF-WALL SUB-SURFACE ALL RETAINING WALLS SHOULD HAVE A  BACK-OF-WALL SUB-SURFACE DRAINAGE SYSTEM INCLUDING WEEPHOLES TO PREVENT HYDROSTATIC PRESSURE. 6. SEE DETAIL SHEET FOR SPECIFIC INFORMATION. SEE DETAIL SHEET FOR SPECIFIC INFORMATION. 7. PROVIDE GUARDRAIL (WHERE APPLICABLE AND DESIGNED BY OTHERS) AS PROVIDE GUARDRAIL (WHERE APPLICABLE AND DESIGNED BY OTHERS) AS REQUIRED FOR GRADE SEPARATION OF 30 INCHES OR MORE MEASURED 5' HORIZONTALLY FROM FACE OF WALL, PER CBC.
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FLAT OR SLOPING TOP OF WALL BY OTHERS

AutoCAD SHX Text
(FOR REFERENCE ONLY, NOT A CONSTRUCTION DETAIL)

AutoCAD SHX Text
C0.1

AutoCAD SHX Text
DISTURBED AREA DISTURBED AREA      9,623 SF TOTAL LOT AREA     12,132 SF   12,132 SF
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GENERAL SITE NOTES: 1. CONTRACTOR SHALL VISIT THE SITE PRIOR TO BIDDING ON THIS CONTRACTOR SHALL VISIT THE SITE PRIOR TO BIDDING ON THIS WORK AND CONSIDER THE EXISTING CONDITIONS AND SITE CONSTRAINTS IN THE BID. CONTRACTOR SHALL BE IN THE POSSESSION OF AND FAMILIAR WITH ALL APPLICABLE GOVERNING AGENCIES STANDARD DETAILS AND SPECIFICATIONS PRIOR TO SUBMITTING OF A BID. 2. ALL WORK IN THE PUBLIC RIGHT-OF-WAY SHALL CONFORM TO ALL WORK IN THE PUBLIC RIGHT-OF-WAY SHALL CONFORM TO ALL APPLICABLE GOVERNING AGENCIES STANDARD DETAILS & SPECIFICATIONS. 3. PRIOR TO BEGINNING WORK, AND AFTER INITIAL HORIZONTAL PRIOR TO BEGINNING WORK, AND AFTER INITIAL HORIZONTAL CONTROL STAKING, CONTRACTOR SHALL FIELD CHECK ALL ELEVATIONS MARKED WITH (E) AND REPORT ANY DISCREPANCIES GREATER THAN 0.05' TO OWNER'S PROJECT MANAGER AND CIVIL ENGINEER. 4. DAMAGE TO ANY EXISTING SITE IMPROVEMENTS, UTILITIES AND/OR DAMAGE TO ANY EXISTING SITE IMPROVEMENTS, UTILITIES AND/OR SERVICES TO REMAIN SHALL BE RESPONSIBILITY OF THE RESPONSIBILITY OF THE  OF THE CONTRACTOR. CONTRACTOR SHALL REPAIR AND/OR REPLACE IN KIND. 5. CONTRACTOR SHALL REPLACE ALL STRUCTURES AND GRATE LIDS CONTRACTOR SHALL REPLACE ALL STRUCTURES AND GRATE LIDS FOR VAULTS, CATCH BASINS, ETC.., WITH VEHICULAR-RATED STRUCTURES IN ALL TRAFFIC ACCESSIBLE AREAS WITHIN NEW CONSTRUCTION AREA UNLESS OTHERWISE NOTED. 6. THE CONTRACTOR SHALL ADJUST TO FINAL GRADE ALL EXISTING THE CONTRACTOR SHALL ADJUST TO FINAL GRADE ALL EXISTING AND/OR NEW MANHOLES, CURB INLETS, CATCH BASIN, VALVES, MONUMENT COVERS, AND OTHER CASTINGS WITHIN THE CONSTRUCTION AREA TO FINAL GRADE IN PAVEMENT AND LANDSCAPE AREAS UNLESS OTHERWISE NOTED. 7. CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT INCLUDING SAFETY OF ALL PERSONS AND PROPERTY THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT TO BE LIMITED TO NORMAL WORKING HOURS AND THAT THE CONTRACTOR SHALL DEFEND INDEMNIFY AND HOLD THE OWNER, THE CONSULTING ENGINEER AND THE CITY HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT. EXCEPTING FOR LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE CONSULTING ENGINEER. 8. EXISTING PEDESTRIAN WALKWAYS. BIKE PATHS AND ACCESSIBLE EXISTING PEDESTRIAN WALKWAYS. BIKE PATHS AND ACCESSIBLE PATHWAYS SHALL BE MAINTAINED, WHERE FEASIBLE, DURING CONSTRUCTION. 9. IF A CONFLICT ARISES BETWEEN THE SPECIFICATIONS AND THE IF A CONFLICT ARISES BETWEEN THE SPECIFICATIONS AND THE PLANS NOTES, THE MORE STRINGENT REQUIREMENT SHALL GOVERN. 10. CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ANY REQUIRED PERMITS AND COSTS ASSOCIATED WITH SAID PERMITS
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WATER SYSTEM NOTES:  1. WHERE WATER LINES HAVE TO CROSS SANITARY SEWER LINES, DO SO WHERE WATER LINES HAVE TO CROSS SANITARY SEWER LINES, DO SO AT A 90 DEGREE ANGLE AND WATER LINES SHALL BE MINIMUM OF 12" ABOVE THE TOP OF THE SANITARY SEWER LINES. 2. WATER LINES ARE SHOWN SCHEMATICALLY; CONTRACTOR SHALL IDENTIFY WATER LINES ARE SHOWN SCHEMATICALLY; CONTRACTOR SHALL IDENTIFY EACH ANGLE AND/ OR BEND THAT MAY BE REQUIRED TO ACCOMPLISH THE INTENDED DESIGN.   3. USE DETECTABLE METALIZED WARNING TAPE APPROXIMATELY 6" BELOW USE DETECTABLE METALIZED WARNING TAPE APPROXIMATELY 6" BELOW THE SURFACE, TAPE SHALL BE A BRIGHT COLOR AND IMPRINTED WITH "CAUTION-WATER LINE BELOW", CALPICO TYPE 2 OR EQUAL. 4. ALL WATER SERVICE CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE ALL WATER SERVICE CONNECTIONS SHALL BE INSTALLED IN ACCORDANCE WITH THE CITY OR APPLICABLE WATER DISTRICT STANDARDS.  5. PUBLIC AND PRIVATE WATER MAIN AND WATER SERVICE LINE 4-INCH PUBLIC AND PRIVATE WATER MAIN AND WATER SERVICE LINE 4-INCH THROUGH 12-INCH SHALL BE POLYVINYL CHLORIDE (PVC) AND SHALL MEET AWWA C900, RATED FOR 200 PSI CLASS PIPE WITH EPOXY COATED DUCTILE IRON FITTINGS AND FUSION EPOXY COATED GATE VALVES.  ALL JOINTS SHALL FACTORY MANUFACTURED WITH BELL AND SPIGOT ENDS AND RUBBER GASKETS.  NONMETALLIC WATER LINES HAVE TRACER WIRE INSTALLED. 6. CONNECTION TO THE EXISTING WATER MAIN SHALL BE APPROVED BY CONNECTION TO THE EXISTING WATER MAIN SHALL BE APPROVED BY WATER COMPANY. THE DISTRICT SHALL PAY THE ACTUAL COSTS OF CONSTRUCTION. THE CONTRACTOR SHALL PERFORM ALL EXCAVATION PREPARE THE SITE, FURNISH ALL  MATERIALS, INSTALL TAPPING TEE VALVE AND ALL THRUST BLOCKS.  BACKFILL, RESTORE THE SURFACE, AND CLEANUP. ALL WET TAPS SHALL BE APPROVED BY THE CITY OR APPLICABLE WATER DISTRICT. NONMETALLIC WATER LINES SHALL HAVE TRACER WIRES INSTALLED. 7. ALL WATER LINES 3" OR SMALLER SHALL BE TYPE K COPPER WITH ALL WATER LINES 3" OR SMALLER SHALL BE TYPE K COPPER WITH SILVER BRAZED JOINTS. POLYETHYLENE PIPE MAY BE SUBSTITUTED, POLYETHYLENE PIPE MAY BE SUBSTITUTED,  MAY BE SUBSTITUTED, CONTRACTOR SHOULD SEEK APPROVAL FROM DISTRICT BEFORE MAKING SUBSITUTION. CONTRACTOR TO VERIFY PRESSURES FROM EXISTING LINES ARE ADEQUATE TO SERVICE BUILDINGS AS SPECIFIED BY THE PLUMBING PLANS. 8. ALL WATER LINES SHALL BE INSTALLED WITH 3' MINIMUM COVER. ALL WATER LINES SHALL BE INSTALLED WITH 3' MINIMUM COVER. 9. ALL WATER VALVES SHALL BE PER CITY STANDARD. ALL WATER VALVES SHALL BE PER CITY STANDARD. 10. ALL TEMPORARY AND/OR PERMANENT AIR-RELEASE AND BLOW-OFF ALL TEMPORARY AND/OR PERMANENT AIR-RELEASE AND BLOW-OFF VALVES SHALL BE PER CITY STANDARD AND AS DIRECTED BY THE CITY ENGINEER. 11. CONCRETE THRUST BLOCKS SHALL BE INSTALLED AT ALL TEES, CONCRETE THRUST BLOCKS SHALL BE INSTALLED AT ALL TEES, CROSSINGS, BENDS (HORIZONTAL AND VERTICAL), AT SIZE CHANGES AND AT FIRE HYDRANTS PER CITY STANDARD.  AWWA C600, SECTION 3.8 UNLESS NOTED OTHERWISE. 12. MECHANICALLY RESTRAINED JOINTS SHALL BE INSTALLED AT VERTICAL MECHANICALLY RESTRAINED JOINTS SHALL BE INSTALLED AT VERTICAL BENDS IN ACCORDANCE WITH CITY STANDARDS AND AS APPROVED BY THE CITY ENGINEER.   13. ALL WATER VALVES SHALL BE CLUSTERED, UNLESS OTHERWISE DIRECTED ALL WATER VALVES SHALL BE CLUSTERED, UNLESS OTHERWISE DIRECTED BY THE CITY ENGINEER.
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SANITARY SEWER NOTES: : 1. INSTALL DETECTABLE METALIZED WARNING TAPE APPROXIMATELY 6"-12" INSTALL DETECTABLE METALIZED WARNING TAPE APPROXIMATELY 6"-12" BELOW THE SURFACE IN NON-PAVED AREAS, AND AT THE BOTTOM OF BASEROCK FOR PAVED AREAS.  GREEN IMPRINTED WITH "CAUTION- SANITARY SEWER LINE BELOW", CALPICO TYPE 2 OR EQUAL.  2. ALL SEWER WORK SHALL BE IN CONFORMANCE WITH THE CITY OR ALL SEWER WORK SHALL BE IN CONFORMANCE WITH THE CITY OR APPROPRIATE SANITARY SEWER DISTRICT. 3. PUBLIC AND PRIVATE SANITARY SEWER MAIN AND SERVICE LINE 4-INCH PUBLIC AND PRIVATE SANITARY SEWER MAIN AND SERVICE LINE 4-INCH THROUGH 8-INCH SHALL BE POLYVINYL CHLORIDE (PVC) SDR 26 GREEN SEWER PIPE AND SHALL CONFORM TO THE REQUIREMENTS OF ASTM DESIGNATION D 3034-08 WITH GLUED JOINTS.  
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SITE MAINTENANCE:  1. REMOVE ALL DIRT, GRAVEL, RUBBISH, REFUSE, AND GREEN WASTE FROM REMOVE ALL DIRT, GRAVEL, RUBBISH, REFUSE, AND GREEN WASTE FROM STREET PAVEMENT AND STORM DRAINS ADJOINING THE SITE. LIMIT CONSTRUCTION ACCESS ROUTES ONTO THE SITE AND PLACE GRAVEL PADS AT THESE LOCATIONS. DO NOT DRIVE VEHICLES AND EQUIPMENT OFF THE PAVED OR GRAVELED AREAS DURING WET WEATHER. 2. SWEEP OR VACUUM THE STREET PAVEMENT AND SIDEWALKS ADJOINING SWEEP OR VACUUM THE STREET PAVEMENT AND SIDEWALKS ADJOINING THE PROJECT SITE AND THE ON-SITE PAVED AREAS ON A DAILY BASIS. SCRAPE CAKED-ON MUD AND DIRT FROM THESE AREAS BEFORE SWEEPING. CORNERS AND HARD TO REACH AREAS SHALL BE SWEPT MANUALLY. 3. CONTRACTOR SHALL: GATHER ALL CONSTRUCTION DEBRIS ON A REGULAR CONTRACTOR SHALL: GATHER ALL CONSTRUCTION DEBRIS ON A REGULAR BASIS AND PLACE IT IN A DUMPSTER OR OTHER CONTAINER WHICH IS EMPTIED OR REMOVED ON A REGULAR BASIS. WHEN APPROPRIATE, USE TARPS ON THE GROUND TO COLLECT FALLEN DEBRIS OR SPLATTERS THAT COULD CONTRIBUTE TO STORM WATER RUNOFF POLLUTION. 4. IF THE STREET, SIDEWALKS AND/OR PARKING LOT ARE PRESSURE IF THE STREET, SIDEWALKS AND/OR PARKING LOT ARE PRESSURE WASHED, DEBRIS MUST BE TRAPPED AND COLLECTED TO PREVENT ENTRY INTO THE STORM DRAIN SYSTEM. NO CLEANING AGENT MAY BE DISCHARGED INTO THE STORM DRAIN. IF ANY CLEANING AGENT OR DEGREASER IS USED, WASHED WATER MUST BE COLLECTED AND DISCHARGED TO THE SANITARY SEWER, SUBJECT TO THE APPROVAL OF THE OWNER'S PROJECT MANAGER, OR OTHERWISE DISPOSED OF THROUGH APPROVED DISPOSAL METHODS. 5. CREATE A CONTAINED AND COVERED AREA ON THE SITE FOR THE CREATE A CONTAINED AND COVERED AREA ON THE SITE FOR THE STORAGE OF BAGS, CEMENT, PAINTS, OILS, FERTILIZERS, PESTICIDES, OR OTHER MATERIAL USED ON THE SITE THAT HAVE THE POTENTIAL OF BEING WIND-BLOWN OR IN THE EVENT OF A MATERIAL SPILL. 6. NEVER CLEAN MACHINERY, EQUIPMENT OR TOOLS INTO A STREET, GUTTER NEVER CLEAN MACHINERY, EQUIPMENT OR TOOLS INTO A STREET, GUTTER OR STORM DRAIN. 7. ENSURE THAT CEMENT TRUCKS, PAINTERS, OR STUCCO/PLASTER FINISHING ENSURE THAT CEMENT TRUCKS, PAINTERS, OR STUCCO/PLASTER FINISHING CONTRACTORS DO NOT DISCHARGE WASH WATER FROM EQUIPMENT, TOOLS OR RINSE CONTAINERS INTO GUTTERS OR DRAINS. 8. THE ON-SITE STORM DRAIN FACILITIES SHALL BE CLEANED A MINIMUM OF THE ON-SITE STORM DRAIN FACILITIES SHALL BE CLEANED A MINIMUM OF TWICE A YEAR AS FOLLOWS: IMMEDIATELY PRIOR TO OCTOBER 15TH AND ONCE IN JANUARY. ADDITIONAL CLEANING MAY BE REQUIRED IF FOUND NECESSARY BY THE INSPECTOR. CONTRACTOR SHALL BE RESPONSIBLE FOR COST ASSOCIATED WITH CLEANING. 9. PREVENT DUST FROM LEAVING THE SITE AND ACCUMULATING ON PREVENT DUST FROM LEAVING THE SITE AND ACCUMULATING ON ADJACENT AREAS AS REQUIRED IN THE DUST CONTROL NOTES ON THIS SHEET. 10. PREVENT SEDIMENT LADEN STORM RUN-OFF FROM LEAVING THE SITE OR PREVENT SEDIMENT LADEN STORM RUN-OFF FROM LEAVING THE SITE OR ENTERING STORM DRAIN OR SANITARY SEWER SYSTEMS AS REQUIRED IN THE EROSION AND SEDIMENTATION CONTROL NOTES ON THIS SHEET. 11. MAINTAIN EXISTING TREES AND PLANTS THAT ARE TO REMAIN AS MAINTAIN EXISTING TREES AND PLANTS THAT ARE TO REMAIN AS REQUIRED BY THE TREE AND PLANT PROTECTION NOTES ON THE SHEET. SHEET.
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DEMOLITION NOTES: 1. CONTRACTOR IS TO COMPLY WITH ALL GENERAL AND STATE CONTRACTOR IS TO COMPLY WITH ALL GENERAL AND STATE REQUIREMENTS INVOLVING THE REMOVAL AND DISPOSAL OF HAZARDOUS MATERIAL(S). 2. THE CONTRACTOR SHALL LOCATE AND CLEARLY MARK (AND THEN THE CONTRACTOR SHALL LOCATE AND CLEARLY MARK (AND THEN PRESERVE THESE MARKERS) FOR THE DURATION OF CONSTRUCTION OF ALL TELEPHONE, DATA, STREET LIGHT, SIGNAL LIGHT AND POWER FACILITIES THAT ARE IN OR NEAR THE AREA OF CONSTRUCTION. 3. CONTRACTOR'S BID IS TO INCLUDE ALL VISIBLE SURFACE AND ALL CONTRACTOR'S BID IS TO INCLUDE ALL VISIBLE SURFACE AND ALL SUBSURFACE FEATURES IDENTIFIED TO BE REMOVED OR ABANDONED IN THESE DOCUMENTS. 4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR A SITE INSPECTION THE CONTRACTOR SHALL BE RESPONSIBLE FOR A SITE INSPECTION TO FULLY ACKNOWLEDGE THE EXTENT OF THE DEMOLITION WORK. 5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ANY THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ANY AND ALL PERMITS NECESSARY FOR ENCROACHMENT, GRADING, DEMOLITION, AND STATE JURISDICTIONS. THE CONTRACTOR SHALL PAY ALL FEES ASSOCIATED CONTRACTOR SHALL PAY DISPOSAL FEES. 6. CONTRACTOR SHALL PAY DISPOSAL FEES. CONTRACTOR SHALL PAY DISPOSAL FEES. 7. BACKFILL ALL DEPRESSIONS AND TRENCHES FROM DEMOLITION OF BACKFILL ALL DEPRESSIONS AND TRENCHES FROM DEMOLITION OF FOUNDATIONS & UTILITIES. 8. WITHIN LIMITS OF WORK, REMOVE CURBS, GUTTERS, LANDSCAPING, WITHIN LIMITS OF WORK, REMOVE CURBS, GUTTERS, LANDSCAPING, SIGNAGE, TREES, SCRUBS, ASPHALT, UNDERGROUND PIPES, ETC. AS INDICATED ON THE PLANS AND SPECS. 9. REMOVAL OF LANDSCAPING SHALL INCLUDE ROOTS AND ORGANIC REMOVAL OF LANDSCAPING SHALL INCLUDE ROOTS AND ORGANIC MATERIALS. 10. PRIOR TO BEGINNING DEMOLITION WORK ACTIVITIES, CONTRACTOR PRIOR TO BEGINNING DEMOLITION WORK ACTIVITIES, CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES OUTLINED IN THE EROSION & SEDIMENTATION CONTROL PLAN & DETAILS. SEDIMENTATION CONTROL PLAN & DETAILS.  PLAN & DETAILS. 11. CONTRACTOR SHALL BE RESPONSIBLE FOR DISPOSING ALL CONTRACTOR SHALL BE RESPONSIBLE FOR DISPOSING ALL DEMOLITION MATERIALS, OR STORING SELECTED ITEMS BY OWNER'S REPRESENTATIVE AT DESIGNATED LOCATIONS. 12. THE CONTRACTOR SHALL MAINTAIN ALL SAFETY DEVICES, AND THE CONTRACTOR SHALL MAINTAIN ALL SAFETY DEVICES, AND SHALL BE RESPONSIBLE FOR CONFORMANCE TO ALL LOCAL, STATE AND FEDERAL SAFETY AND HEALTH STANDARDS LAWS AND REGULATIONS. 13. THE CONTRACTOR SHALL PROTECT FROM DAMAGE ALL EXISTING THE CONTRACTOR SHALL PROTECT FROM DAMAGE ALL EXISTING IMPROVEMENTS FACILITIES AND STRUCTURES WHICH ARE TO REMAIN. ANY ITEMS DAMAGED BY THE CONTRACTOR OR HIS AGENTS OF ANY ITEMS REMOVED FOR HIS USE SHALL BE REPLACED IN EQUAL OR BETTER CONDITION AS APPROVED BY THE ARCHITECT OR OWNER'S REPRESENTATIVE. 14. COORDINATE WITH ELECTRICAL, MECHANICAL, FIRE PROTECTION COORDINATE WITH ELECTRICAL, MECHANICAL, FIRE PROTECTION AND ARCHITECTURAL DRAWINGS FOR UTILITY SHUT-DOWN / DISCONNECT LOCATIONS. CONTRACTOR IS TO SHUT OFF ALL UTILITIES AS NECESSARY PRIOR TO DEMOLITION. CONTRACTOR IS TO COORDINATE SERVICE INTERRUPTIONS WITH THE OWNER. DO NOT INTERRUPT SERVICES ADJACENT OFF-SITE OWNERS. ALSO SEE ARCHITECTURAL PLANS FOR ADDITIONAL SCOPE OF WORK. 15. DEMOLITION INCLUDES REMOVAL OF ALL ITEMS ASSOCIATED WITH DEMOLITION INCLUDES REMOVAL OF ALL ITEMS ASSOCIATED WITH THE UTILITIES AND SHALL INCLUDE PREPARING THE SITE FOR NEW UTILITIES, BUILDINGS, RETAINING WALLS, ETC. 16. ALL MATERIALS TO BE DEMOLISHED AND REMOVED SHALL BECOME ALL MATERIALS TO BE DEMOLISHED AND REMOVED SHALL BECOME THE PROPERTY OF THE CONTRACTOR AND SHALL BE LAWFULLY DISPOSED OF OFF-SITE. 17. THE PLAN IS NOT INTENDED TO BE A COMPLETE CATALOGUE OF THE PLAN IS NOT INTENDED TO BE A COMPLETE CATALOGUE OF ALL EXISTING STRUCTURES AND UTILITIES. THIS PLAN INTENDS TO DISCLOSE GENERAL INFORMATION KNOWN BY THE ENGINEER AND TO SHOW THE LIMITS OF THE AREA WHERE WORK WILL BE PERFORMED. THIS PLAN SHOWS THE EXISTING FEATURES TAKEN FROM A FIELD SURVEY, FIELD INVESTIGATIONS AND AVAILABLE INFORMATION. THIS PLAN MAY OR MAY NOT ACCURATELY REFLECT THE TYPE OR EXTENT OF THE ITEMS TO BE ENCOUNTERED AS THEY ACTUALLY EXIST. WHERE EXISTING FEATURES ARE NOT SHOWN, IT IS IMPLIED THAT THEY ARE NOT TO BE DEMOLISHED OR REMOVED. THE CONTRACTOR SHALL PERFORM A THOROUGH FIELD INVESTIGATION AND REVIEW OF THE SITE WITHIN THE LIMIT OF WORK SHOWN IN THIS PLAN SET TO DETERMINE THE TYPE, QUANTITY AND EXTENT OF ANY AND ALL ITEMS. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR DETERMINING THE EXTENT OF EXISTING STRUCTURES AND UTILITIES AND QUANTITY OR WORK INVOLVED IN REMOVING THESE ITEMS FROM THE SITE.
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TREE/PLANT PROTECTION NOTES: 1. PRIOR TO BEGINNING CONSTRUCTION ON SITE, CONTRACTOR SHALL PRIOR TO BEGINNING CONSTRUCTION ON SITE, CONTRACTOR SHALL IDENTIFY, CONFIRM WITH OWNER AND PROTECT EXISTING TREES AND PLANTS DESIGNATED AS TO REMAIN. DESIGNATED AS TO REMAIN.  AS TO REMAIN. 2. PROVIDE 5 FOOT TALL TREE PROTECTION FENCE WITH DISTINCTIVE PROVIDE 5 FOOT TALL TREE PROTECTION FENCE WITH DISTINCTIVE MARKING VISIBLE TO CONSTRUCTION EQUIPMENT, ENCLOSING DRIP LINES OF TREES DESIGNATED TO REMAIN. DESIGNATED TO REMAIN.  TO REMAIN. 3. WORK REQUIRED WITHIN FENCE LINE SHALL BE HELD TO A MINIMUM, WORK REQUIRED WITHIN FENCE LINE SHALL BE HELD TO A MINIMUM, AVOID UNNECESSARY MOVEMENT OF HEAVY EQUIPMENT WITHIN FENCED AREA AND DO NOT PARK ANY VEHICLES UNDER DRIP LINE OR TREES. DO NOT STORE EQUIPMENT OR MATERIALS WITHIN FENCE LINE. 4. PRIOR TO REMOVING ROOTS AND BRANCHES LARGER THAN 2" IN PRIOR TO REMOVING ROOTS AND BRANCHES LARGER THAN 2" IN DIAMETER OF TREES OR PLANTS THAT ARE TO REMAIN, CONSULT WITH THE OWNER'S PROJECT MANAGER. 5. ANY GRADE CHANGES GREATER THAN 6" WITHIN THE DRIPLINE OF ANY GRADE CHANGES GREATER THAN 6" WITHIN THE DRIPLINE OF EXISTING TREES SHALL NOT BE MADE WITHOUT FIRST CONSULTING THE  ARCHITECT / CIVIL ENGINEER. 6. PROTECT EXISTING TREES TO REMAIN FROM SPILLED CHEMICALS, FUEL PROTECT EXISTING TREES TO REMAIN FROM SPILLED CHEMICALS, FUEL OIL, MOTOR OIL, GASOLINE AND ALL OTHER CHEMICALLY INJURIOUS MATERIALS; AS WELL AS FROM PUDDLING OR CONTINUOUSLY RUNNING WATER. SHOULD A SPILL OCCUR, STOP WORK IN THAT AREA AND CONTACT THE INSPECTOR IMMEDIATELY. CONTRACTOR SHALL BE RESPONSIBLE TO MITIGATE DAMAGE FROM SPILLED MATERIAL AS WELL AS MATERIAL CLEAN UP. 7. PROVIDE TEMPORARY IRRIGATION TO ALL TREES AND PLANTS THAT ARE PROVIDE TEMPORARY IRRIGATION TO ALL TREES AND PLANTS THAT ARE IN OR ADJACENT TO CONSTRUCTION AREAS WHERE EXISTING IRRIGATION SYSTEMS MAY BE AFFECTED BY THE CONSTRUCTION. ALSO PROVIDE TEMPORARY IRRIGATION TO RELOCATE TREES. 8. CONTRACTOR SHALL BE RESPONSIBLE FOR ONGOING MAINTENANCE OF CONTRACTOR SHALL BE RESPONSIBLE FOR ONGOING MAINTENANCE OF ALL TREES AND PLANTS DESIGNATED TO REMAIN AND FOR MAINTENANCE DESIGNATED TO REMAIN AND FOR MAINTENANCE  TO REMAIN AND FOR MAINTENANCE OF RELOCATED TREES STOCKPILED DURING CONSTRUCTION. CONTRACTOR WILL BE REQUIRED TO REPLACE TREES OR PLANTS THAT DIE DUE TO LACK OF MAINTENANCE. 9.  TREE PROTECTION ZONES NEED TO BE SET UP WITH FENCING AROUND TREES TO A MINIMUM DISTANCE OF 10 FEET FROM THE BUTTRESS FLAIR.  NO EQUIPMENT, MATERIALS STORAGE, OR DIGGING IS ALLOWED WITHIN THE TREE PROTECTION ZONE WITHOUT WRITTEN AUTHORIZATION FROM THE PROJECT ARBOHIST, ARBOHIST SUPERVISOR OR AUTHORIZED DESIGNATE.  ANY AUTHORIZED DIGGING WITHIN THE TREE PROTECTION ZONE MUST BE DONE BY HAND; I.E. PICK AND SHOVEL: CARE MUST BE TAKEN TO AVOID SEVERING ANY STRUCTURAL ROOTS.  ANY ROOTS GREATER THAN 2" IN DIAMETER INCIDENTALLY SEVERED, WHETHER INSIDE OR OUTSIDE OF THE TREE PROTECTION ZONE, WILL NEED TO BE BROUGHT TO THE ATTENTION OF AND INSPECTED BY THE PROJECT ARBOHIST, ARBOHIST SUPERVISOR OR AUTHORIZED DESIGNATE; WHO WILL EVALUATE THE TREE IN QUESTION FOR IMPACTS TO BOTH LONG TERM HEALTH AND STABILITY.  ANY ROOT SEVERANCE CONCLUDED TO COMPROMISE TREE STABILITY/SAFETY MAY RESULT IN TREE REMOVAL.  ANY COSTS RESULTING FROM TREE REMOVALS WILL BE CHARGED TO THE PROJECT IN QUESTION.  ANY COSTS FROM TREE REMOVALS RESULTING FROM VIOLATIONS OF THE COUNTY CODES WILL BE ABSORBED BY THE CONTRACTOR UP TO AND INCLUDING ANY FINES LEVIED BY THE COUNTY.
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STORMWATER POLLUTION PREVENTION NOTES: 1. STORE, HANDLE, AND DISPOSE OF CONSTRUCTION MATERIALS AND WASTES STORE, HANDLE, AND DISPOSE OF CONSTRUCTION MATERIALS AND WASTES PROPERLY, SO AS TO PREVENT THEIR CONTACT WITH STORMWATER. 2. CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING SOLID WASTES, PAINTS, CONCRETE, PETROLEUM PRODUCTS, CHEMICALS, WASHWATER OR SEDIMENT, AND NON-STORMWATER DISCHARGES TO STORM DRAINS AND WATER COURSES. 3. USE SEDIMENT CONTROL OR FILTRATION TO REMOVE SEDIMENT FROM USE SEDIMENT CONTROL OR FILTRATION TO REMOVE SEDIMENT FROM DEWATERING EFFLUENT. 4. AVOID CLEANING, FUELING, OR MAINTAINING VEHICLES ON SITE, EXCEPT IN A AVOID CLEANING, FUELING, OR MAINTAINING VEHICLES ON SITE, EXCEPT IN A DESIGNATED AREA IN WHICH RUNOFF IS CONTAINED AND TREATED. 5. DELINEATE CLEARING LIMITS, EASEMENTS, SETBACKS, SENSITIVE OR CRITICAL DELINEATE CLEARING LIMITS, EASEMENTS, SETBACKS, SENSITIVE OR CRITICAL AREAS, BUFFER ZONES, TREES AND DISCHARGE COURSE WITH FIELD MARKERS. 6. PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS USING VEGETATIVE BUFFER STRIPS, SEDIMENT BARRIERS OF FILTERS, DIKES, MULCHING, OR OTHER MEASURES AS APPROPRIATE. 7. PERFORM CLEARING AND EARTH MOVING ACTIVITIES DURING DRY WEATHER TO PERFORM CLEARING AND EARTH MOVING ACTIVITIES DURING DRY WEATHER TO THE MAXIMUM EXTENT PRACTICAL. 8. LIMIT AND TIME APPLICATIONS OF PESTICIDES AND FERTILIZERS TO PREVENT LIMIT AND TIME APPLICATIONS OF PESTICIDES AND FERTILIZERS TO PREVENT POLLUTED RUNOFF. 9. LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS. 10. AVOID TRACKING DIRT OR MATERIALS OFF-SITE; CLEAN OFF-SITE PAVED AVOID TRACKING DIRT OR MATERIALS OFF-SITE; CLEAN OFF-SITE PAVED AREAS AND SIDEWALKS USING DRY SWEEPING METHODS TO THE MAXIMUM EXTENT PRACTICAL. SUPPLEMENTAL MEASURES A. THE PHRASE "NO DUMPING - DRAINS TO BAY" OR EQUALLY EFFECTIVE THE PHRASE "NO DUMPING - DRAINS TO BAY" OR EQUALLY EFFECTIVE PHRASE MUST BE LABELED ON STORM DRAIN INLETS (BY STENCILING, BRANDING, OR PLAQUES) TO ALERT THE PUBLIC TO THE DESTINATION OF STORM WATER AND TO PREVENT DIRECT DISCHARGE OF POLLUTANTS INTO THE STORM DRAIN. B. USING FILTRATION MATERIALS ON STORM DRAIN COVERS TO REMOVE USING FILTRATION MATERIALS ON STORM DRAIN COVERS TO REMOVE SEDIMENT FROM DEWATERING EFFLUENT. C. STABILIZING ALL DENUDED AREAS AND MAINTAINING EROSION CONTROL STABILIZING ALL DENUDED AREAS AND MAINTAINING EROSION CONTROL MEASURES CONTINUOUSLY FROM OCTOBER 15 AND APRIL 15. D. REMOVING SPOILS PROMPTLY, AND AVOID STOCKPILING OF FILL MATERIALS, REMOVING SPOILS PROMPTLY, AND AVOID STOCKPILING OF FILL MATERIALS, WHEN RAIN IS FORECAST.  IF RAIN THREATENS, STOCKPILED SOILS AND OTHER MATERIALS SHALL BE COVERED WITH A TARP OR OTHER WATERPROOF MATERIAL. E. STORING, HANDLING, AND DISPOSING OF CONSTRUCTION MATERIALS AND STORING, HANDLING, AND DISPOSING OF CONSTRUCTION MATERIALS AND WASTES SO AS TO AVOID THEIR ENTRY TO THE STORM DRAIN SYSTEMS OR WATER BODY. F. AVOIDING CLEANING, FUELING, OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN AVOIDING CLEANING, FUELING, OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN AN AREA DESIGNATED TO CONTAIN AND TREAT RUNOFF. G. LIMITING AND TIMING APPLICATIONS OF PESTICIDES AND FERTILIZER TO AVOID LIMITING AND TIMING APPLICATIONS OF PESTICIDES AND FERTILIZER TO AVOID POLLUTING RUNOFF.
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"I HAVE COMPLIED WITH THE CRITERIA OF THE  WATER EFFICIENCY LANDSCAPE
REQUIREMENTS ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE DESIGN PLAN"
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plant list

Total landscape area was calculated using .75 Sq Ft. for each 1 gallon plant, and 1.5 Sq. Ft. per 5 gallon plant

Total acre feet of water Required = 0.00224
Total Available Acre Feet of water for planting is 0.047
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

Rain Bird 1804-PRS 10 Series MPR
Turf Spray 4.0in. Pop-Up Sprinkler with
Co-Molded Wiper Seal. 1/2in. NPT Female
Threaded Inlet.  Pressure Regulating.

3 30

Rain Bird 1804-PRS 12 Series MPR
Turf Spray 4.0in. Pop-Up Sprinkler with
Co-Molded Wiper Seal. 1/2in. NPT Female
Threaded Inlet.  Pressure Regulating.

5 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Hunter ACZ-075-25
Drip control kit featuring a 3/4" PGV-ASV
valve, with 3/4" HY075 filter system, and 25psi
pressure regulated.  Flow range: 0.5 GPM to 15
GPM.  With 150 mesh stainless steel screen.

6

Hunter HE-B 10HE-B
Point Source Drip Emitter with Self Piercing
Barb. Color coded emitters for flow rates of
0.5, 1.0, 2.0, 4.0, and 6.0 GPH. Can be inserted
into 1/2" and 3/4" tubing and have pressure
compensating from 15-50 PSI. Optional diffuser
cap (HE) available.

156

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Landscape Products Inc. BBV
1/2in., 3/4in., 1in., 1-1/4in., 1-1/2in., 2in., 2-1/2in., 3in. Full
Port Brass Ball Valve. Suitable for a full
range of liquids and gases in residential and
commercial applications.

1

Hunter PHC-600
Wi-Fi enabled, full-functioning controller with
touchscreen, 6-Station fixed controller, 120
VAC, Outdoor model.

1

Hunter WSS (2)
Wireless Solar, rain freeze sensor with
outdoor interface, connects to Hunter PCC,
Pro-C, and I-Core Controllers, install as
noted. Includes 10 year lithium battery and
rubber module cover, and gutter mount
bracket.

1

Irrigation Lateral Line: PVC Schedule 40 75.9 lf

Irrigation Lateral Line: Polyethylene Pipe SDR-7 1,026 lf

Irrigation Mainline: PVC Schedule 40 154.0 lf

Pipe Sleeve: PVC Class 200
Typical pipe sleeve for irrigation pipe.  Pipe
sleeve size shall allow for irrigation piping
and their related couplings to easily slide
through sleeving material.  Extend sleeves 18
inches beyond edges of paving or
construction.

27.7 lf

C
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TYPICAL DRIP TUBING
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ACZ-075 VALVE WITH SCH 80 NIPPLES2
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0.28'

120.0048119.8248

NOTES
30 FT GREEN ZONE

1. REMOVE SURFACE LITTER SO IT DOES NOT EXCEED A
DEPT OF 3''. SURFACE  LITTER CONSISTS OF FALLEN
LEAVES, NEEDLES, BARK, CONES, TWIGS, PODS, ECT.

2. CLEAN DEBRIS FROM ROOFS, EAVES, AND RAIN
GUTTERS.

3. TRIM AND DEAD TREE LIMBS THAT HANG OVER
BUILDINGS

4. TRIM TREE LIMBS WITHIN AT LEAST 10 FEET OF ANY
CHIMNEY AND OR STOVE PIPES.

5. PROTECT ALL CHIMNEY OUTLETS OR FUELS WITHIN A 12
INCH METAL SCREEN.

6. PROVIDE A VERTICAL CLEARANCE OF 15 FEET AND A
MINIMUM OF 12 FEET OF CLEARANCE ON THE DRIVEWAY.

100 FT FUEL MANAGEMENT ZONE
1. REMOVE ALL FLAMMABLE VEGETATION AND ANY DEAD

OR DYING PLANTS WITHIN 100 FEET OF ANY STRUCTURE.

2. KEEP ALL SELECT LANDSCAPE TREES OR VEGETATION
TRIMMED OF ALL DEAD OR DYING FOLAGE. KEEP ALL
SUCH WELL MAINTAINED AND PRUNED.

3. TRIM TREE LIMBS AT LEAST 6 FEET ABOVE THE GROUND

4. CUT ANNUAL GRASSES AND WEEDS DOWN TO A
MAXIMUM HEIGHT OF 4 INCHES.

5. OUT BUILDINGS AND LIQUID PROPANE GAS (LPG)
STORAGE TANKS SHALL HAVE 10 FEET CLEARANCE TO
HAVE MINERAL SOIL AND NO FLAMMABLE VEGETATION
FOR AN ADDITIONAL 10 FEET AROUND THEIR EXTERIAL.

6. LOGS OR STUMPS EMBEDDED IN SOIL MUST BE
REMOVED OR ISOLATED FROM OTHER VEGETATION.

7. POST HOUSE NUMBERS IN A POSITION THAT IS PLAINLY
LEGIBLE AND VISIBLE FROM THE STREET OR ROAD
FRONTING THE PROPERTY AND VISIBLE FROM BOTH
DIRECTIONS.

30' Green zone

1oo ' fuel
management

zone

FUEL MANAGEMENT PLAN

Know what's below.
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2 

Owner: 
 

Live By The Sea LLC 
3223 Golf Links Rd 
Ceres, CA 95307 

 
Forester and Arborist 
 
 Frank Ono, Member SAF #48004, ISA Certified Arborist #536 
 F.O. Consulting 

1213 Miles Ave 
Pacific Grove, CA 93950 

 
SUMMARY 
 
Development is proposed for 3387 Ocean Avenue, Carmel, CA, requiring vegetation 
removal and grading for a single-family residence. The project will also need access to the 
structure from Ocean Avenue. Vegetation removal involves the removal of 24 trees (20 
coast live oaks six “ in diameter or greater) and 4 Monterey pines (measuring 24” in 
diameter or greater). On-site vegetation consists of Monterey pine, Coast live Oak, and 
Black acacia. The health and structural condition of trees range from poor to moderate, 
with two of the large pines exhibiting visible indicators of heart rot. A tree 
assessment/arborist report has been prepared that identifies and addresses the effects that 
the project will have on the existing tree resources on site, as well as a list of 
recommendations regarding trees on the project. 
 
INTRODUCTION 
 
This tree assessment/arborist report is prepared for Live by the Sea LLC, the owners of the 
property located at 3387 Ocean Avenue, Carmel CA, by Frank Ono, Urban Forester and 
Certified Arborist (member Society of American Foresters #48004 and International 
Society of Arboriculture Certified Arborist #536) due to the proposed construction.  The 
Carmel Area Land Use Plan and Monterey County Zoning Ordinance Title 20 identify 
native Coast live oak and Monterey pine trees as species requiring protection and special 
consideration for management. 
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ASSIGNMENT/SCOPE OF PROJECT 
 
To ensure protection of the tree resources on site, the property owner, Live by the Sea LLC, 
has requested an assessment of the trees in proximity to proposed development areas. The 
findings of the report are to be documented in an arborist report to work in conjunction 
with other conditions for approval of the building permit application.  To accomplish this 
assignment, the following tasks have been completed. 

 
• Evaluate health, structure, and preservation suitability for each tree within or 

adjacent (15 feet or less) to proposed development of trees greater than or equal to 
six inches at 24 inches above grade. 

• Review proposed building site plans as provided by Live by the Sea LLC.  
• Make recommendations for alternative methods and preconstruction treatments to 

facilitate tree retention.  
• Create preservation specifications as they relate to a Tree Location/Preservation 

Map.  
• Determine the quantity of trees affected by construction that meet “Landmark” 

criteria as defined by the County of Monterey, Title 20 Monterey County Zoning 
Ordinance, as well as mitigation requirements for those to be affected.  

• Document findings are in the form of a report as required by the County of 
Monterey Planning Department. 

 
LIMITATIONS 
 
This assignment is limited to the review of initial plans submitted to me dated April 7, 2025 
and the most recent civil drawings dated July 14, 2025 by Live by the Sea LLC to assess 
the effects of potential construction on trees within or adjacent to construction activities. 
An assessment has been made of these plans specifically. Only minor grading and erosion 
details are discussed in this report as they relate to tree health or public safety. It is not the 
intent of this report to be a monetary valuation of the trees or provide risk assessment for 
any tree on this parcel, as any tree can fail at any time. No clinical diagnosis was performed 
on any pest or pathogen that may or may not be present. In addition to an inspection of the 
property, F.O. Consulting relied on information provided in the preparation of this report 
(such as, surveys, property boundaries, and property ownership) and must reasonably rely 
on the accuracy of the information provided. F.O. Consulting shall not be responsible for 
another's means, methods, techniques, schedules, sequence, or procedures, or for contractor 
safety or any other related programs; or for another's failure to complete the work per the 
plans and specifications. 
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PURPOSE AND GOAL 
 
This tree assessment/arborist report is prepared for this parcel due to proposed construction 
activities located at 3387 Ocean Avenue, Carmel, CA. The purpose of the assessment is to 
determine what trees will be affected by the proposed project. Oak trees and Monterey pine 
trees are considered protected trees as defined by the County of Monterey, Title 20, 
Monterey County Zoning Ordinance, unless otherwise proven to be an introduced or 
planted species. 
 
The goal of this report is to protect and maintain the Carmel Area forested resources 
through the adherence to development standards, which allow the protection and 
maintenance of its forested resources. Furthermore, it is the intended goal of this report to 
aid in planning to offset any potential effects of proposed development on the property 
while encouraging forest stability and sustainability, perpetuating the forested character of 
the property and the immediate vicinity. 
 
SITE DESCRIPTION 
 

1) Assessor’s Parcel Number: 009-162-008-000. 

2) Location: 3387 Ocean Avenue, Carmel, CA. 

3) Parcel size:  0.29825157 acres. 

4) Existing Land Use: The parcel is zoned MDR/2D(CZ) for residential use. 

5) Slope: The parcel is mildly sloped with no slopes over 25%.   

6) Soils: The parcel is located on soils classified by the Monterey County Soils report 
as CaD, Chamise shaley loam soil. This is a strongly sloping soil on terraces. Slopes 
are mostly 12 percent.  Permeability is moderately slow, and the available water 
capacity is 6 to 8 inches. The possible rooting depth is more than 60 inches, but few 
roots penetrate the subsoil.  

 
7) Vegetation: The vegetation on site is composed primarily of a few native Monterey 

pines and an Oak understory. The site is vacant and undeveloped.  
 

8) Forest Condition and Health: The stand of trees and health are evaluated with the 
use of the residual trees combined with the surrounding adjacent trees as a complete 
stand. The site is undeveloped, and the surrounding closed-cone forest canopy is 
fragmented with a mixture of dominant Monterey cypresses on adjacent properties. 
The pines on this property are mature to overmature, and the oak understory is 
composed of smaller trees and young saplings in moderate health.     
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BACKGROUND 

 
An assessment focusing on the preliminary location of the site improvement was desired by 
the landowner. A study of individual trees based on the proposed plans presented to me 
determined the treatments necessary to complete the project and meet the goals of the 
landowner. Trees within and immediately adjacent to the proposed development area were 
located, measured, inspected, flagged, and recorded. The assessment of the trees and 
necessary grading concluded with an opinion of whether the tree should be removed or 
preserved, based on the extent and effect of construction activity on the short and long-term 
health of the tree studied. All meetings and field reviews were focused on the areas within 
and the immediate areas surrounding the proposed development.  

OBSERVATIONS/DISCUSSION 
The following list includes observations made while on site and summarizes details 
discussed during this stage of the planning process. 

• The site is undeveloped with no existing structure or hardscaped parking areas. On 
the west, north, and east sides of the property there are existing developed 
properties. 

• There are four Monterey pines on the property with one outside the property line 
near the street. All are appearing to be native to the area and of landmark size. 
• Four pine trees are proposed for removal.  

• #963-a multiple-stemmed, 23”, 22”, and 19” diameter stemmed tree in 
poor condition with visible heart rot, #976 a 43” diameter pine tree 
with visible heart rot,  

• 976 – 43” diameter pine that will suffer root loss due to grading for a 
retaining wall. 

• 977 – 56” diameter pine with signs of heart rot, it is within the building 
footprint 

• #981- 36” diameter pine tree that will be affected by root loss for the 
garage. It will become unstable and need to be removed. 

• Oaks are scattered throughout the property; many are of small diameter. 
• 20 oaks that measure 6” in diameter or greater are to be removed (one is 

outside the property line).  (note* #962 and #969 are less than 6” in diameter 
and should not be counted). 
• #954-13”(this one tree is outside the property line but in the area where 

the driveway will enter the property), #958 -7”, #959-6”, #960-6”, 
#962-4”(*less than 6” diameter), #964-8”,# 965-8”, #966-6”, #967-
17”, #968-7”, #969-5” (*less than 6” diameter), #970-6”, #971-9”, 
#972-10”, #973-8”, #978-8”, #979-10”, #980-9”, #982-11”, #983-13”, 
#984-6”, and #985-15”.   

• The remainder of the trees do not appear they interfere with development. Upon 
close inspection, these trees appear to be at a distance that construction 
encroachment, would be minimal, and due to the soil type,  and that not many roots 
will be encountered. Those trees are expected to satisfactorily survive construction, 
provided work near the trees is monitored and the trees are protected. 
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Tree Chart 
 
The following trees were identified and tagged in the field 
ID Diameter      Species  Condition  Impacted Comments Outside PL 
954 13     Oak Fair x Driveway x 
955 7     Oak Fair     x 
956 34     Pine fair     x 
957 8     Oak Fair       
958 7     Oak Fair x  Grading   
959 7     Oak Fair x Grading   
960 6     Oak Fair x Grading   
961 8     Oak Fair       

*962 4     Oak Fair x Structure   
963 23 22 19 Pine Poor x Structure   
964 8     Oak Fair x Grading   
965 8     Oak Fair x Structure   
966 6     Oak Fair x Structure   
967 17     Oak Fair x Structure   
968 7     Oak Fair x Structure   

*969 5     Oak Fair x Structure   
970 6     Oak Fair x Structure   
971 9     Oak Fair x Structure   
972 10     Oak Fair x Structure   
973 8     Oak Fair x Structure   
974 21     Oak Fair       
975 13     Oak Fair       
976 43     Pine Fair x Grading   
977 56     Pine Poor x Structure   
978 8     Oak Fair x Structure   
979 10     Oak Fair x Structure   
980 9     Oak Fair x Structure   
981 36     Pine Fair x Grading   
982 11     Oak Fair x Structure   
983 13     Oak Fair x Structure   
984 6     Oak Fair x Structure   
985 15     Oak Fair x Structure   
986 11     Oak Fair       

ID Diameter      Species  Condition  Impacted Comments Outside PL 
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CONCLUSION/PROJECT ASSESSMENT 
 
This proposal to build a single-family residence and garage requires a large amount of tree 
removal, mostly due to a combination of design placement and civil engineering for this 
proposed project. All the oaks are mainly understory trees and many of the oaks to be 
removed are less than significant (12” in diameter or less) in size. Two of the trees identified 
are less than 6” in diameter (#962 and #969), making the total 24 trees (4 landmark-sized 
Pines and 20 oaks). The remaining trees are expected to survive if properly protected and 
monitored. 
 
Short-term Effects 
 
Site disturbance must occur during building construction. Short-term site effects are 
confined to the construction envelope and immediate surroundings, where trees may be 
trimmed and root systems reduced. The pruning of tree crowns above 30% and reduction of 
root area may have a short-term effect on those trees treated, including a reduction of growth 
and potential limb dieback.  
 
Long-term Affects 
 
No significant long-term effects on the forest ecosystem are anticipated, as this is a small 
site surrounded by already developed residential sites. The project, as proposed, is not likely 
to significantly reduce the availability of wildlife habitat over the long term. The tree 
removal will have no significant effect on wind or air movement and will not increase 
ambient noise. 
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RECOMMENDATIONS 
 
The following trees will need removal for the design to be successful as proposed 
ID Diameter      Species  Condition  Impacted Comments Outside PL 
954 13     Oak Fair x Driveway x 
962 4     Oak Fair x Structure   
963 23 22 19 Pine Poor x Structure   
964 8     Oak Fair x Grading   
965 8     Oak Fair x Structure   
966 6     Oak Fair x Structure   
967 17     Oak Fair x Structure   
968 7     Oak Fair x Structure   
969 5     Oak Fair x Structure   
970 6     Oak Fair x Structure   
971 9     Oak Fair x Structure   
972 10     Oak Fair x Structure   
973 8     Oak Fair x Structure   
977 56     Pine Poor x Structure   
978 8     Oak Fair x Structure   
979 10     Oak Fair x Structure   
980 9     Oak Fair x Structure   
981 36     Pine Fair x Grading   
982 11     Oak Fair x Structure   
983 13     Oak Fair x Structure   
984 6     Oak Fair x Structure   
985 15     Oak Fair x Structure   
958 7     Oak Fair x Grading   
959 7     Oak Fair x Grading   
960 6     Oak Fair x Grading   
976 43     Pine Fair x Grading   

 
Tree Replanting 
 
The site is becoming overcrowded with vegetation, and tree replacement is not 
recommended on a 1:1 basis as there will be a lack of available space for planting. Some 
replanting may occur, but it needs to be in areas where there is light and water available. 
No more than five oaks or pines should be replaced due to the lot size and the installed 
subterranean infrastructure.  Replant material should be a minimum container-grown five-
gallon size with a tree stem caliper greater than 1/2” in diameter measured just above the 
root collar. Replanting should not occur near the street and driveway entrance due to line-
of-sight blockage.  
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Tree Pruning 
 
It is to be understood that the pruning of retained trees is expected for this site, especially 
near building construction areas. Pruning will include trees with deadwood, minor 
structural defects, or disease that must be compensated for, and possibly vehicle or 
pedestrian clearance. Trees should be monitored on occasion for health and vigor after 
pruning. Should the health and vigor of any tree decline, it will be treated as appropriately 
recommended by a certified arborist or qualified forester. Remedial pruning should occur 
before construction. Following construction, any above-ground tree pruning/trimming 
should be delayed until one year after completion of construction. Following construction, 
a qualified arborist should monitor trees adjacent to the improvement area, and if any 
decline in health that is attributable to the construction is noted, additional trees should be 
planted on the site. 
 
Tree Protection 
 
Before the commencement of construction activities: 
 

• Trees located adjacent to construction areas shall be protected from damage by 
construction equipment using temporary fencing and through wrapping of trunks 
with protective materials. Fencing shall consist of chain link, snowdrift, plastic 
mesh, hay bales, or field fence. Existing fencing may also be used. 

• Fencing must not be attached to the tree. It shall be free-standing or self-supporting 
so as not to damage trees. Fencing shall be rigidly supported and shall stand a 
minimum height of four feet above grade.  

• Soil compaction, parking of vehicles or heavy equipment, stockpiling of 
construction materials, and/or dumping of materials should not be allowed adjacent 
to trees on the property, especially within fenced areas.  

• Fenced areas and the trunk protection materials must remain in place during the 
entire construction period.  

 
During grading and excavation activities:  
 

• All trenching, grading, or any other digging or soil removal that is expected to 
encounter tree roots will be monitored by a qualified arborist or forester to ensure 
against drilling or cutting into or through major roots.  

• The project arborist should be on site during excavation activities to direct any 
minor field adjustments that may be needed.  

• Trenching for the retaining wall and driveway located adjacent to any tree should be 
done by hand where practical, and any roots greater than 2 inches in diameter 
should be bridged or pruned appropriately.  

• Any roots that must be cut should be cut by manually digging a trench and cutting 
exposed roots with a saw, vibrating knife, rock saw, narrow trencher with sharp 
blades, or other approved root pruning equipment.  

• Any roots damaged during grading or excavation should be exposed to sound tissue 
and cut cleanly with a saw. 
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If at any time, significant roots over 2” in diameter are discovered: 
 

• The arborist/forester will be authorized to halt excavation until appropriate 
mitigation measures are formulated and implemented.  

• If significant roots are identified that must be removed that will destabilize or 
negatively affects the target trees, the property owner will be notified immediately 
and a determination for removal will be assessed and made as required by law for 
treatment of the area that will not risk death decline or instability of the tree 
consistent with the implementation of appropriate construction design approaches to 
minimize affects, such as hand digging, bridging or tunneling under roots, etc.. 

 
Best Management Practices to Observe (BMP) 
 
The following best management practices must be adhered to: 
 

A) Tree service Contractors will verify animal or bird nesting before tree work. If the 
nesting activity of migratory birds is found, work must stop, and a wildlife biologist 
consulted before commencing work (the typical bird nesting season ranges from 
February 22 to August 1). 

B) Do not deposit any fill around trees, which may compact soils and alter water and 
air relationships. Avoid depositing fill, parking equipment, or staging construction 
materials near existing trees. Covering and compacting soil around trees can alter 
water and air relationships with the roots. Fill placed within the drip line may 
encourage the development of oak root fungus (Armillaria mellea). As necessary, 
trees may be protected by boards, fencing, or other materials to delineate protection 
zones. 

C) Pruning shall be conducted so as not to unnecessarily injure the tree. The principles 
of pruning include placing cuts immediately beyond the branch collar, making clean 
cuts by scoring the underside of the branch first, and for live oak, avoiding the period 
from February through May.  

D) Native live trees are not adapted to summer watering and may develop crown or root 
rot as a result. Do not regularly irrigate within the drip line of oaks. Native, locally 
adapted, drought-resistant species are the most compatible with this goal. 

E) Root cutting should occur outside of springtime. Late June and July would likely be 
the best. Pruning of the live crown should not occur from February through May. 

F) Tree material greater than 3 inches in diameter remaining on site more than one 
month that is not cut and split into firewood must be covered with thick clear plastic 
that is dug in securely around the pile to discourage infestation and dispersion of 
bark beetles. 

G) A mulch layer up to approximately 4 inches deep should be applied to the ground 
under selected trees following construction. Only 1 to 2 inches of mulch should be 
applied within 1 to 2 feet of the trunk, and under no circumstances should any soil 
or mulch be placed against the root crown (base) of trees. The best source of mulch 
would be from chipped material generated on-site. 
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Fuel Management for Fire Defensible Space (Amended PRC 4291 Effective January 1, 
2019) 
 
In addition to any pruning for construction or aesthetics, California’s Department of Forestry 
and Fire Protection (CalFire) has instituted a set of rules and guidelines for vegetation 
management and fire safety for homes in the wildland-urban interface (WUI). These rules 
have been adopted to reduce the fuels around homes and allow firefighters a better chance 
to combat the increasing wildfires that has been occurring in California. The law (Public 
Resource Code 4291) is as follows. 
 
(a) A person who owns, leases, controls, operates, or maintains a building or structure in, 
upon, or adjoining a mountainous area, forest-covered lands, brush-covered lands, grass-
covered lands, or land that is covered with flammable material, shall always do all of the 
following: 
 

(1) Maintain defensible space of 100 feet from each side and from the front and rear of 
the structure, but not beyond the property line except as provided in paragraph (2). The 
amount of fuel modification necessary shall take into account the flammability of the 
structure as affected by building material, building standards, location, and type of 
vegetation. Fuels shall be maintained in a condition so that wildfire burning under 
average weather conditions would be unlikely to ignite the structure. This paragraph 
does not apply to single specimens of trees or other vegetation that are well-pruned and 
maintained so as to effectively manage fuels and not form a means of rapidly 
transmitting fire from other nearby vegetation to a structure or from a structure to other 
nearby vegetation. The intensity of fuels management may vary within the 100-foot 
perimeter of the structure, the most intense being within the first 30 feet around the 
structure. Consistent with fuels management objectives, steps should be taken to 
minimize erosion. For the purposes of this paragraph, “fuel” means any combustible 
material, including petroleum-based products and wildland fuels. 
 
(2) A greater distance than that required under paragraph (1) may be required by state 
law, local ordinance, rule, or regulation. Clearance beyond the property line may only 
be required if the state law, local ordinance, rule, or regulation includes findings that the 
clearing is necessary to significantly reduce the risk of transmission of flame or heat 
sufficient to ignite the structure, and there is no other feasible mitigation measure 
possible to reduce the risk of ignition or spread of wildfire to the structure. Clearance on 
adjacent property shall only be conducted following written consent by the adjacent 
landowner. 
 
(3) An insurance company that insures an occupied dwelling or occupied structure may 
require a greater distance than that required under paragraph (1) if a fire expert, 
designated by the director, provides findings that the clearing is necessary to 
significantly reduce the risk of transmission of flame or heat sufficient to ignite the 
structure, and there is no other feasible mitigation measure possible to reduce the risk of 
ignition or spread of wildfire to the structure. The greater distance may not be beyond 
the property line unless allowed by state law, local ordinance, rule, or regulation. 
 
(4) Remove that portion of a tree that extends within 10 feet of the outlet of a chimney 
or stovepipe. 
 
(5) Maintain a tree, shrub, or other plant adjacent to or overhanging a building free of 
dead or dying wood. 
 
(6) Maintain the roof of a structure free of leaves, needles, or other vegetative materials. 
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(7) Prior to constructing a new building or structure or rebuilding a building or structure 
damaged by a fire in an area subject to this section, the construction or rebuilding of 
which requires a building permit, the owner shall obtain a certification from the local 
building official that the dwelling or structure, as proposed to be built, complies with all 
applicable state and local building standards, including those described in subdivision  
(b) of Section 51189 of the Government Code, and shall provide a copy of the 
certification, upon request, to the insurer providing course of construction insurance 
coverage for the building or structure. Upon completion of the construction or 
rebuilding, the owner shall obtain from the local building official, a copy of the final 
inspection report that demonstrates that the dwelling or structure was constructed in 
compliance with all applicable state and local building standards, including those 
described in subdivision (b) of Section 51189 of the Government Code, and shall provide 
a copy of the report, upon request, to the property insurance carrier that insures the 
dwelling or structure. 

 
(b) A person is not required under this section to manage fuels on land if that person does 
not have the legal right to manage fuels, nor is a person required to enter upon or to alter 
property that is owned by any other person without the consent of the owner of the property. 
 
(c) (1) Except as provided in Section 18930 of the Health and Safety Code, the director may 
adopt regulations exempting a structure with an exterior constructed entirely of 
nonflammable materials or conditioned upon the contents and composition of the structure, 
the director may vary the requirements respecting the removing or clearing away of 
flammable vegetation or other combustible growth with respect to the area surrounding those 
structures. 

 
(2) An exemption or variance under paragraph (1) shall not apply unless and until the 
occupant of the structure, or if there is not an occupant, the owner of the structure, files 
with the department, in a form as the director shall prescribe, a written consent to the 
inspection of the interior and contents of the structure to ascertain whether this section 
and the regulations adopted under this section are complied with at all times. 

 
(d) The director may authorize the removal of vegetation that is not consistent with the 
standards of this section. The director may prescribe a procedure for the removal of that 
vegetation and make the expense a lien upon the building, structure, or grounds, in the same 
manner that is applicable to a legislative body under Section 51186 of the Government Code. 
 
(e) The department shall develop, periodically update, and post on its Internet Web site a 
guidance document on fuels management pursuant to this chapter. Guidance shall include, 
but not be limited to, regionally appropriate vegetation management suggestions that 
preserve and restore native species that are fire resistant or drought tolerant, or both, 
minimize erosion, minimize water consumption, and permit trees near homes for shade, 
aesthetics, and habitat; and suggestions to minimize or eliminate the risk of flammability of 
nonvegetative sources of combustion such as woodpiles, propane tanks, decks, and outdoor 
lawn furniture. 
 
(f) As used in this section, “person” means a private individual, organization, partnership, 
limited liability company, or corporation. 
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Detailed descriptions of the firebreaks described in subsections (a)(1) and (a)(2) of Public 
Resource Code 4291. These spacings are to be used in and around proposed home site.   
 
Zone 1 
 
Zone 1 extends 30 feet out from buildings, structures, decks, etc. 

• Remove all dead plants, grass and weeds (vegetation). 
• Remove dead or dry leaves and pine needles from your yard, roof and rain 

gutters. 
• Trim trees regularly keep branches a minimum of 10 feet from other trees. 
• Remove branches that hang over your roof and keep dead branches 10 feet 

away from your chimney. 
• Relocate wood piles into Zone 2. 
• Remove or prune flammable plants and shrubs near windows. 
• Remove vegetation and items that could catch fire from around and under 

decks. 
• Create a separation between trees, shrubs and items that could catch fire, 

such as patio furniture, wood piles, swing sets, etc. 
 
Zone 2 
 
Zone 2 extends 100 feet out from buildings, structures, decks, etc. 

• Cut or mow annual grass down to a maximum height of 4 inches. 
• Create horizontal spacing between shrubs and trees.  
• Create vertical spacing between grass, shrubs and trees.  
• Remove all dead trees. 
• Remove fallen leaves, needles, twigs, bark, cones, and small branches. 

However, they may be permitted to a depth of 3 inches. 
 
Report Prepared By: 
 
_________________________________    July 21, 2025 
Frank Ono, SAF Forester #48004 and ISA Certified Arborist #536  Date 
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PHOTOGRAPHS (not all trees are photographed) 
Entrance area where driveway will be located. 

 
 

 
View looking to the east from the driveway area 
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View looking to the north from the driveway area. 
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View looking to the northeast from the driveway. 
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: PC 25-089 November 12, 2025

Item No.4 

Agenda Ready11/5/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN240352 - FLORES PAUL H & LINDA S TRS 

Public hearing to consider the construction of a 6,796 square foot single-family dwelling with an 

attached 2,580 square foot garage, and associated site improvements, including 1,762 square feet of 

porches and patios, and the removal of 19 protected trees.

Project Location: 577 Monhollan Road, Carmel.

Proposed CEQA action:  Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

RECOMMENDATION:

It is recommended that the Planning Commission adopt a resolution to:

1) Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA 

Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and  

2) Approve a Combined Development Permit consisting of:

a. A Design Approval to allow the construction of a 6,796 square foot single-family dwelling 

with an attached 2,580 square foot garage, and associated site improvements, including 

1,762 square feet of porches and patios; and

b. A Use Permit to allow the removal of 19 protected trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A), subject to 

15 conditions of approval.

PROJECT INFORMATION:

Agent: Darren Davis

Property Owner: Paul H & Linda S Flores

APN:  103-071-026-000

Parcel Size: 4.26 acres

Zoning: Rural Density Residential with a maximum 10 units per acre, an Urban Reserve overlay, 

and Design overlay or “RDR/10-UR-D”

Plan Area: Greater Monterey Peninsula Area Plan

Flagged and Staked: Yes

Project Planner: Jade Mason, Assistant Planner

                                     MasonJ@countyofmonterey.gov, 831-755-3759

SUMMARY/DISCUSSION:

The property is located at 577 Monhollan Road, Carmel (Assessor’s Parcel Number 

103-071-026-000), Greater Monterey Peninsula Area Plan. The parcel is zoned Rural Density 

Page 1  County of Monterey Printed on 11/6/2025

122



Legistar File Number: PC 25-089

Residential with a maximum 10 units per acre, an Urban Reserve overlay, and Design overlay or 

“RDR/10-UR-D”. The proposed project involves the construction of a 5,382 square foot single family 

dwelling with a 1,414 square foot daylight basement, a 2,580 square foot attached garage, and 1,762 

square feet of porches and patios. The project also involves the removal of 19 protected trees, which 

is an allowed use subject to the granting of a Use Permit. Implementation of the project would require 

400 cubic yards of cut and 600 cubic yards of fill. Potable water will be provided to the parcel by the 

Monterey Peninsula Water Management District (MPWMD), and wastewater will be handled by the 

Cypress Fire Protection District.

Based on staff’s review, the project is consistent with applicable goals and policies in the 2010 

General Plan, policies in the Greater Monterey Peninsula Area Plan, and Title 21 Zoning Ordinance.

Design Review

Residences within the vicinity of the project site are eclectic in architectural style, ranging from 

modern-style homes to craftsman-style homes. The single-family dwelling would have a modern 

architectural style with rural finishes consisting of brown concrete mission tile roofing, cream stucco, 

brown trim, and dark brown anodized windows. The property is surrounded by mature Coast live 

oaks and Monterey pines, and other native vegetation. Although 19 trees are proposed for removal, 

more than 30 trees in proximity to the residence would remain on site and continue to add to the 

forested environment of the project site. The proposed exterior finishes would not detract from the 

surrounding natural environment and would be consistent with the surrounding residential 

neighborhood character. A standard condition of approval has been applied to ensure that all exterior 

lighting is down-lit, unobtrusive, and harmonious with the area.

Figure 14 of the Greater Monterey Peninsula Area Plan (Scenic Highway Corridors and Visual 

Sensitivity Map) indicates the subject property as not being in an area designated as sensitive or highly 

sensitive. The subject property is not along a scenic highway corridor or in the critical viewshed. As 

confirmed on a site visit, intervening vegetation and existing development partially block the project 

site’s visibility from common public viewing areas. Accordingly, the proposed residence and accessory 

structures would not create any adverse visual impacts. Therefore, as proposed and conditioned, the 

project assures protection of the public viewshed and visual integrity.

Tree Removal

The lot is heavily forested and thus, avoiding tree removal entirely is unfeasible for any reasonable 

development. The project includes an application for the removal of 19 protected trees. Pursuant to 

Title 21 section 21.64.260.D.3.a, an Arborist report (County of Monterey Library No. LIB250070; 

Exhibit B) was prepared to evaluate the health, structure, and preservation suitability for each tree 

within or adjacent to the proposed development. The Arborist report inventoried a total of 51 trees 

within the subject property and determined that most of these are in fair or poor condition. Per the 

project Arborist, the trees in fair condition are in average vigor for the area but may have some degree 

of health conditions or structural integrity limiting their development. As proposed, 19 trees would be 

removed with implementation of this project, including 12 Coast live oaks and seven Monterey pines, 

four of which are landmark trees.

The single-family dwelling is consistent in size with other single-family dwellings within the surrounding 
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neighborhood, which range in size between 4,000 to 6,000 square feet. Seventeen of the trees to be 

removed are within the development footprint (structure). Of the two additional trees proposed for 

removal, both of which are designated landmark Pines, one (Tree #442) is located approximately 15 

feet from the residence, is in poor condition, and would be impacted by grading activities. The other 

(Tree #411) is not within the construction or grading area but is dead and therefore also proposed for 

removal. Two more landmark pines, though in fair condition, are situated within the development 

footprint of the proposed single-family dwelling and may present health or structural concerns that 

could limit their long-term viability. Although four landmark Pines are proposed for removal, there are 

no landmark Oaks proposed for removal. Landmark Pines are not afforded the same level of 

protection as Landmark Oaks per Title 21 section 21.64.260. Given the heavily forested condition of 

the project site, there is no alternative building site that would minimize tree removal. Therefore, staff 

believe that the proposed tree removal is the minimum required under the circumstances of this case.

The Project Arborist concluded that the subject property is already overcrowded and does not have 

adequate space for the replanting of 25 trees after the construction of the single-family dwelling, while 

also managing onsite fuel loads. Therefore, the arborist recommends the replanting of eleven 5-gallon 

Monterey pines and thirteen 5-gallon coast live oaks. Replanting 25 trees will allow for optimum 

canopy and root development. Accordingly, Condition No. 6 requires the applicant to replant thirteen 

5-gallon Monterey pine trees and twelve 5-gallon coast live oak trees.

OTHER AGENCY INVOLVEMENT:

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions: 

Environmental Health Bureau

HCD-Engineering Services

HCD-Environmental Services

Cypress Fire Protection District 

LAND USE ADVISORY COMMITTEE

Although the proposed project meets the referral criteria of the Board of Supervisors Adopted LUAC 

guidelines, the Greater Monterey Peninsula LUAC does not currently have a quorum and thus cannot 

review projects.

Prepared by:  Jade Mason, Assistant Planner, Assistant Planner

Reviewed by:  Fionna Jensen, Principal Planner

Approved by:  Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with the HCD:

Exhibit A - Draft Resolution including:

· Conditions of approval

· Site Plans

Exhibit B - Arborist Report

Exhibit C - Vicinity Map
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cc: Front Counter Copy; Planning Commission; Pebble Beach Community Services District (fire); 

HCD-Environmental Services; HCD - Engineering Services; Environmental Health Bureau; McKenna 

Bowling, Project Planner; Fionna Jensen, Principal Planner; Paul H & Linda S Flores, Property 

Owner; Darren Davis, Agent/Architect; The Open Monterey Project (Molly Erickson); Laborers 

International Union of North America (Lozeau Drury LLP); Christina McGinnis, Keep Big Sur Wild; 

LandWatch; Project File PLN240352.
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Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

County of Monterey
Planning Commission

Agenda Item No.4

Legistar File Number: PC 25-089
November 12, 2025

Item No.4 

Agenda Ready11/5/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

PLN240352 - FLORES PAUL H & LINDA S TRS 

Public hearing to consider the construction of a 6,796 square foot single-family dwelling with 

an attached 2,580 square foot garage, and associated site improvements, including 1,762 square 

feet of porches and patios, and the removal of 19 protected trees.

Project Location: 577 Monhollan Road, Carmel.

Proposed CEQA action:  Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions under Section 15300.2

RECOMMENDATION:

It is recommended that the Planning Commission adopt a resolution to:

1) Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA

Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and

2) Approve a Combined Development Permit consisting of:

a. A Design Approval to allow the construction of a 6,796 square foot single-family

dwelling with an attached 2,580 square foot garage, and associated site

improvements, including 1,762 square feet of porches and patios; and

b. A Use Permit to allow the removal of 19 protected trees.

The attached draft resolution includes findings and evidence for consideration (Exhibit A), 

subject to 15 conditions of approval.

PROJECT INFORMATION:

Agent: Darren Davis

Property Owner: Paul H & Linda S Flores

APN:  103-071-026-000

Parcel Size: 4.26 acres

Zoning: Rural Density Residential with a maximum 10 units per acre, an Urban Reserve 

overlay, and Design overlay or “RDR/10-UR-D”

Plan Area: Greater Monterey Peninsula Area Plan

Flagged and Staked: Yes

Project Planner: Jade Mason, Assistant Planner

MasonJ@countyofmonterey.gov, 831-755-3759

SUMMARY/DISCUSSION:

The property is located at 577 Monhollan Road, Carmel (Assessor’s Parcel Number 

103-071-026-000), Greater Monterey Peninsula Area Plan. The parcel is zoned Rural Density

Residential with a maximum 10 units per acre, an Urban Reserve overlay, and Design overlay
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or “RDR/10-UR-D”. The proposed project involves the construction of a 5,382 square foot 

single family dwelling with a 1,414 square foot daylight basement, a 2,580 square foot attached 

garage, and 1,762 square feet of porches and patios. The project also involves the removal of 19 

protected trees, which is an allowed use subject to the granting of a Use Permit. Implementation 

of the project would require 400 cubic yards of cut and 600 cubic yards of fill. Potable water 

will be provided to the parcel by the Monterey Peninsula Water Management District 

(MPWMD), and wastewater will be handled by the Cypress Fire Protection District.

Based on staff’s review, the project is consistent with applicable goals and policies in the 2010 

General Plan, policies in the Greater Monterey Peninsula Area Plan, and Title 21 Zoning 

Ordinance.

Design Review

Residences within the vicinity of the project site are eclectic in architectural style, ranging from 

modern-style homes to craftsman-style homes. The single-family dwelling would have a 

modern architectural style with rural finishes consisting of brown concrete mission tile roofing, 

cream stucco, brown trim, and dark brown anodized windows. The property is surrounded by 

mature Coast live oaks and Monterey pines, and other native vegetation. Although 19 trees are 

proposed for removal, more than 30 trees in proximity to the residence would remain on site 

and continue to add to the forested environment of the project site. The proposed exterior 

finishes would not detract from the surrounding natural environment and would be consistent 

with the surrounding residential neighborhood character. A standard condition of approval has 

been applied to ensure that all exterior lighting is down-lit, unobtrusive, and harmonious with 

the area.

Figure 14 of the Greater Monterey Peninsula Area Plan (Scenic Highway Corridors and Visual 

Sensitivity Map) indicates the subject property as not being in an area designated as sensitive or 

highly sensitive. The subject property is not along a scenic highway corridor or in the critical 

viewshed. As confirmed on a site visit, intervening vegetation and existing development 

partially block the project site’s visibility from common public viewing areas. Accordingly, the 

proposed residence and accessory structures would not create any adverse visual impacts. 

Therefore, as proposed and conditioned, the project assures protection of the public viewshed 

and visual integrity.

Tree Removal

The lot is heavily forested and thus, avoiding tree removal entirely is unfeasible for any 

reasonable development. The project includes an application for the removal of 19 protected 

trees. Pursuant to Title 21 section 21.64.260.D.3.a, an Arborist report (County of Monterey 

Library No. LIB250070; Exhibit B) was prepared to evaluate the health, structure, and 

preservation suitability for each tree within or adjacent to the proposed development. The 

Arborist report inventoried a total of 51 trees within the subject property and determined that 

most of these are in fair or poor condition. Per the project Arborist, the trees in fair condition 

are in average vigor for the area but may have some degree of health conditions or structural 

integrity limiting their development. As proposed, 19 trees would be removed with 

implementation of this project, including 12 Coast live oaks and seven Monterey pines, four of 

which are landmark trees.
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The single-family dwelling is consistent in size with other single-family dwellings within the 

surrounding neighborhood, which range in size between 4,000 to 6,000 square feet. Seventeen 

of the trees to be removed are within the development footprint (structure). Of the two 

additional trees proposed for removal, both of which are designated landmark Pines, one (Tree 

#442) is located approximately 15 feet from the residence, is in poor condition, and would be 

impacted by grading activities. The other (Tree #411) is not within the construction or grading 

area but is dead and therefore also proposed for removal. Two more landmark pines, though in 

fair condition, are situated within the development footprint of the proposed single-family 

dwelling and may present health or structural concerns that could limit their long-term viability. 

Although four landmark Pines are proposed for removal, there are no landmark Oaks proposed 

for removal. Landmark Pines are not afforded the same level of protection as Landmark Oaks 

per Title 21 section 21.64.260. Given the heavily forested condition of the project site, there is 

no alternative building site that would minimize tree removal. Therefore, staff believe that the 

proposed tree removal is the minimum required under the circumstances of this case.

The Project Arborist concluded that the subject property is already overcrowded and does not 

have adequate space for the replanting of 25 trees after the construction of the single-family 

dwelling, while also managing onsite fuel loads. Therefore, the arborist recommends the 

replanting of eleven 5-gallon Monterey pines and thirteen 5-gallon coast live oaks. Replanting 

25 trees will allow for optimum canopy and root development. Accordingly, Condition No. 6 

requires the applicant to replant thirteen 5-gallon Monterey pine trees and twelve 5-gallon coast 

live oak trees.

OTHER AGENCY INVOLVEMENT:

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions: 

Environmental Health Bureau

HCD-Engineering Services

HCD-Environmental Services

Cypress Fire Protection District 

LAND USE ADVISORY COMMITTEE

Although the proposed project meets the referral criteria of the Board of Supervisors Adopted 

LUAC guidelines, the Greater Monterey Peninsula LUAC does not currently have a quorum 

and thus cannot review projects.

Prepared by:  Jade Mason, Assistant Planner, Assistant Planner

Reviewed by:  Fionna Jensen, Principal Planner

Approved by:  Melanie Beretti, AICP, Chief of Planning

The following attachments are on file with the HCD:

Exhibit A - Draft Resolution including:

· Conditions of approval

· Site Plans

Exhibit B - Arborist Report

Exhibit C - Vicinity Map
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cc: Front Counter Copy; Planning Commission; Pebble Beach Community Services District 

(fire); HCD-Environmental Services; HCD - Engineering Services; Environmental Health 

Bureau; McKenna Bowling, Project Planner; Fionna Jensen, Principal Planner; Paul H & Linda 

S Flores, Property Owner; Darren Davis, Agent/Architect; The Open Monterey Project (Molly 

Erickson); Laborers International Union of North America (Lozeau Drury LLP); Christina 

McGinnis, Keep Big Sur Wild; LandWatch; Project File PLN240352.
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FLORES PAUL H & LINDA S TRS 
(PLN240352)  Page 1 

DRAFT RESOLUTION 
 

Before the Planning Commission in and for the 
County of Monterey, State of California 

 
In the matter of the application of:  
FLORES PAUL H & LINDA S TRS (PLN240352) 
RESOLUTION NO. 25- 
Resolution by the County of Monterey Planning 
Commission: 

1) Finding the project qualifies as a Class 3 
Categorical Exemption pursuant to CEQA 
Guidelines section 15303, and there are no 
exceptions pursuant to Section 15300.2; and  

2) Approving a Combined Development Permit 
consisting of: 
a. A Design Approval to allow the 

construction of a 6,796 square foot 
single-family dwelling with an attached 
2,580 square foot garage, and associated 
site improvements, including 1,762 
square feet of porches and patios; and 

b. A Use Permit to allow the removal of 19 
protected trees. 

[PLN240352, Flores Paul H & Linda S TRS, 577 
Monhollan Rd, Carmel, Greater Monterey Peninsula 
Area Plan (Assessor’s Parcel Number 103-071-026-
000)] 

 

 
The FLORES PAUL H & LINDA S TRS application (PLN240352) came on for public 
hearing before the County of Monterey Planning Commission on November 12, 2025.  
Having considered all the written and documentary evidence, the administrative record, 
the staff report, oral testimony, and other evidence presented, the Planning Commission 
finds and decides as follows: 

FINDINGS 
 

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

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

- the 2010 Monterey County General Plan; 
- Greater Monterey Peninsula Area Plan (GMPAP); 
- Monterey County Zoning Ordinance (Title 21);   

No conflicts were found to exist.  No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents.  
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  b)  Allowed Use. The property is located at 577 Monhollan Road 
(Assessor’s Parcel Number 103-071-026-000), Greater Monterey 
Peninsula Area Plan. The parcel is zoned Rural Density Residential with 
a maximum 10 units per acre, an Urban Reserve overlay, and Design 
overlay or “RDR/10-UR-D”. RDR zoning allows for the establishment 
of the first single-family dwelling as a principally allowed use. The 
Design Control overlay requires the granting of a Design Approval for 
all structures. The proposed project involves the construction of a 5,382 
square foot single-family dwelling with a 1,414 square foot daylight 
basement, a 2,580 square foot attached garage, and 1,762 square feet of 
porches and patios. The project also involves the removal of 19 
protected trees, which is an allowed use subject to the granting of a Use 
Permit. Therefore, the project is an allowed land use for this site.  

  c)  Pursuant to Title 21 section 21.50.030 of the Monterey County Zoning 
Ordinance [Urban Reserve (UR)], uses on lands within a UR zoning 
district are permitted, provided those uses are permitted within the 
district combined with the UR district. The proposed single-family 
dwelling is an allowed use in the RDR district (see preceding Evidence 
b) and therefore is an allowed use in the UR district. The project was 
referred to the City of Monterey for review and recommendation 
pursuant to Title 21 section 21.050.030.  

  d)  Lot Legality.  The parcel (Assessor’s Parcel Number 103-071-026-000) 
is shown in its current configuration as 4.26 acres and is identified as 
Parcel “2” in Volume 31, Page 97 of a Record of Survey map. 
Therefore, the County recognizes the subject property as a legal lot of 
record. 

  e)  Development Standards. The project meets all required development 
standards for Rural Density Residential zoning district and B overlay 
district, which are identified in Title 21 section 21.16.060. Pursuant to 
Title 21 section 21.16.060.C, the required setbacks are 30 feet (front), 
20 feet (side), and 20 feet (rear). The proposed single-family dwelling 
will have setbacks of 60 feet (front), 172 feet (west [side]), and 145 feet 
(north [rear]). The RDR zoning district allows a maximum height of 30 
feet for main structures, and the proposed single-family dwelling will 
have a height of 28 feet. The RDR zoning district allows a maximum 
building site coverage of 25%. The proposed project will have a 
building site coverage of 9,735 square feet or 5%. Therefore, the project 
meets the required development standards. 

  f)  Design and Visual Resources. Pursuant to Title 21 Chapter 21.44, the 
project parcels and surrounding area are designated as a Design Control 
Zoning District (“D” zoning overlay), which regulates the location, size, 
configuration, materials, and colors of structures and fences to assure 
the protection of the public viewshed and neighborhood character. The 
single-family dwelling will have a modern architectural style with rural 
finishes, and exterior colors and materials consisting of brown concrete, 
mission tile roofing, cream stucco, brown trim, and dark brown 
anodized windows. The residences within the vicinity are eclectic in 
architectural style, ranging from modern-style homes to craftsman-style 
homes. The proposed exterior finishes do not detract from the 
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surrounding environment and are consistent with the surrounding 
residential neighborhood character. The property is surrounded by 
mature Coast live oaks and Monterey pines, and other native vegetation, 
along with nearby residences. The proposed development will blend in 
with the surrounding residential neighborhood and the natural colors 
and materials that exist in this community. A standard condition of 
approval has been applied to ensure that all exterior lighting is down-lit, 
unobtrusive, and harmonious with the areas, in accordance with General 
Plan Policy LU-1.13. Due to intervening vegetation and existing 
development, the proposed residence will not create any adverse visual 
impacts. Figure 14 of the Greater Monterey Peninsula Scenic Highway 
Corridors and Visual Sensitivity Map indicates the subject property as 
not being in an area designated as sensitive or highly sensitive. The 
subject property is not along a scenic highway corridor or in the critical 
viewshed. Therefore, as proposed and conditioned, the project is not in 
conflict with the surrounding environment or with the surrounding 
residential neighborhood character and assures protection of the public 
viewshed and visual integrity. 

  g)  Tree Removal. The proposed project involves the removal of 19 
protected trees. However, as detailed in Finding No. 6 and supporting 
evidence, the proposed tree removal is the minimum required under the 
circumstances, and the removal will not involve a risk of adverse 
environmental impacts. Therefore, the criteria necessary to grant a Use 
Permit have been met in this case. 

  h)  Cultural Resources. According to the Monterey County Geographic 
Information System (GIS), the subject property is within an area of 
moderate archaeological sensitivity. In accordance with General Plan 
Open Space Policy OS-6.3, any new development being proposed 
within moderate or high sensitivity zones, or within 150 feet of a known 
recorded archaeological and/or cultural site, shall complete a Phase One 
Archaeological survey. According to the prepared Phase One 
Archaeological Survey (County of Monterey Library No. LIB250071), 
no cultural resources or indications of archaeological resources were 
identified during the Project Archaeologist’s pedestrian survey of the 
project site. The potential for inadvertent impacts to cultural resources is 
limited and will be controlled by use of the County’s standard condition 
(Condition No. 3), which requires the contractor to stop work if 
previously unidentified resources are discovered during construction. 

  i)  Land Use Advisory Committee. The project fits the criteria to be 
referred to the Greater Monterey Peninsula Land Use Advisory 
Committee (LUAC) for review; however, items cannot be scheduled 
before the LUAC due to an on-going lack of quorum. 

  j)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN240352. 

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

development and/or use. 
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 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: HCD- Planning, Cypress Fire Protection 
District, HCD-Engineering Services, HCD-Environmental Services, and 
Environmental Health Bureau. County staff reviewed the application 
materials and plans to verify that the project on the subject site 
conforms to the applicable plans and regulations, and there has been no 
indication from these departments/agencies that the site is not suitable 
for the development. Conditions recommended have been incorporated.  

  b)  Staff identified potential impacts to Geological Resources (soils), Forest 
Resources, Biological Resources, and Archaeological Resources. The 
following reports have been prepared:  
- “Tree Assessment” (County of Monterey Library No. LIB250070), 

prepared by Albert Weisfuss, Monterey, CA, October 22nd, 2024 
- “Phase 1 Inventory of Archaeological Resources” (County of 

Monterey Library No. LIB250071), prepared by Ruben Mendoza, 
Salinas, CA, February 10th, 2025 

- “Geotechnical Report” (County of Monterey Library No. 
LIB250072), prepared by Grice Engineering, Salinas, CA, 
December 31st, 2024 

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

  c)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN240352. 

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

operation of the use or structure applied for, will not, under the 
circumstances of the 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 HCD- Planning, Cypress Fire Protection 
District, HCD-Engineering Services, HCD-Environmental Services, and 
Environmental Health Bureau. 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)  All necessary public facilities will be provided to the proposed single-
family dwelling. Potable water will be provided to the parcel by an 
existing shared well on the property that was reviewed and approved by 
the Environmental Health Bureau dated October 14, 2010. Wastewater 
services will be provided by Monterey One. 

  c)  Staff conducted a site inspection on October 15, 2025, to verify that the 
site is suitable for this use. 
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  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN240352. 

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

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed County of Monterey HCD - Planning and Building 
Services Department records and is not aware of any violations existing 
on subject property. 

  b)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN240352. 

    
5.  FINDING:  CEQA (Exempt) - The project is categorically exempt from 

environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303 categorically exempts the construction and location of limited 
numbers of new, small facilities or structures, including one single-
family residence in a residential zone. 

  b)  The proposed project involves the construction of a 5,382 square foot 
single family dwelling with a 1,414 square foot daylight basement, a 
2,580 square foot attached garage, and 1,762 square feet of porches and 
patios, and the removal of 19 protected trees. Therefore, the project is 
consistent with the categorical exemption requirements of CEQA 
Guidelines section 15303. 

  c)  No adverse environmental effects were identified during staff review of 
the development application. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project does not involve a designated historical 
resource, a hazardous waste site, unusual circumstances that would 
result in a significant effect, or development that would result in a 
cumulative significant impact. The project site does not have an 
environmentally sensitive habitat, the property is not located on or along 
a scenic highway or corridor and has been designed and sited to 
minimize impacts to forest resources and remove only the trees 
necessary for construction. There is no substantial evidence that would 
support a fair argument that the project has a reasonable possibility of 
having a significant effect on the environment or that it would result in a 
cumulative significant impact. 

  e)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN240352. 

    
6.  FINDING:  TREE REMOVAL - The siting, location, size, and design has been 

established to minimize tree removal and has been limited to that required 
for the overall health and long-term maintenance of the property. 
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 EVIDENCE: a)  The project includes application for the removal of 19 protected trees. In 
accordance with the applicable policies of the Monterey County Zoning 
Ordinance (Title 21), a Use Permit is required, and the criteria to grant 
said permit have been met. 

  b)  Pursuant to Title 21 section 21.64.260.D.3.a, an Arborist report (County 
of Monterey Library No. LIB250070) was prepared to evaluate the 
health, structure, and preservation suitability for each tree within or 
adjacent to the proposed development. The Arborist report inventoried a 
total of 51 trees near the proposed development and determined that 
most of these are in fair or poor condition. As proposed, 19 trees will be 
removed with implementation of this project, including 12 Coast live 
oaks and seven Monterey pines. Per the project Arborist, seventeen of 
these trees are within the development footprint. The other two trees are 
in poor or dead condition. No landmark Oaks are proposed for removal; 
however, four landmark Pines are proposed for removal. Landmark 
Pines are not afforded the same level of protection as Landmark Oaks 
per Title 21 section 21.64.260. 

  c)  The proposed tree removal is the minimum required under the 
circumstances of this case. The lot is heavily forested and thus, avoiding 
tree removal entirely is unfeasible for any reasonable development 
consistent with the neighborhood. The single-family dwelling is 
consistent in size with other single-family dwellings within the 
surrounding neighborhood. Seventeen of the trees to be removed are 
within the development footprint. Of the other two trees proposed for 
removal, one (Tree #442) is approximately 15 feet from the residence 
but in poor condition and would be impacted by grading activities, and 
the other tree (411) would not be impacted by construction or grading 
but is dead and thus proposed for removal. Removal of these trees is 
consistent with the recommendations of the prepared forest management 
plan and the State’s fuel management requirements and guidelines.  

  d)  Policy OS-5.11 of the 2010 General Plan encourages the conservation of 
large, continuous expanses of native trees and vegetation to serve as the 
most suitable habitat for maintaining abundant and diverse wildlife. As 
delineated on the project plans, the trees sited for removal are within the 
proposed footprint of development, are dead, and/or hazardous to the 
proposed residence. The property’s remaining trees will be retained, 
which are contiguous with the surrounding forested area. Thirty-two 
documented trees near the development of the single-family dwelling 
are to be retained and protected per the Arborist report. Trees to be 
retained will be protected with implementation of Condition No. 4.  

  e)  Title 21 section 21.64.260 requires a 1:1 replanting of removed 
protected trees. The Project Arborist concluded that the subject property 
has adequate space for the replanting of 25 trees after the construction 
of the single-family dwelling, while also managing onsite fuel loads. 
Therefore, the arborist recommends the replanting of thirteen 5-gallon 
Monterey pines and twelve 5-gallon coast live oaks. Replanting 25 trees 
will allow for optimum canopy and root development. Accordingly, 
Condition No. 6 requires the applicant to replant thirteen 5-gallon 
Monterey pine trees and twelve 5-gallon coast live oak trees. 
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  f)  Measures for tree protection during construction have been incorporated 
as a condition of approval, and include tree protection zones, trunk 
protection, hand excavation, and bridging roots. 

  g)  No significant long-term effects on the forest ecosystem are anticipated. 
The project as proposed, will not significantly reduce the availability of 
wildlife habitat over the long term. Condition No. 10 requires a 
raptor/bird nesting survey be performed by a qualified biologist if tree 
removal is to be conducted between February 1 and August 15.  

  h)  Staff conducted a site inspection on October 15, 2025 to verify that the 
tree removal is the minimum necessary for the project and to identify 
any potential adverse environmental impacts related to the proposed tree 
removal. 

  i)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN240352. 

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

Board of Supervisors. 
 EVIDENCE: a)  Board of Supervisors.  Section 21.80.040.D of the Monterey County 

Zoning Ordinance (Title 21) allows an appeal to be made to the Board 
of Supervisors by any public agency or person aggrieved by a decision 
of the Planning Commission. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

138



 
FLORES PAUL H & LINDA S TRS 
(PLN240352)  Page 8 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  

1. Find that the project qualifies as a Class 3 Categorical Exemption pursuant to CEQA 
Guidelines section 15303, and there are no exceptions pursuant to section 15300.2; and  

2. Approve a Combined development Permit consisting of: 1) a Design Approval to allow 
the construction of a 6,796 square foot single-family dwelling with an attached 2,580 
square foot garage, and associated site improvements, including 1,762 square feet of 
porches and patios; and 2) a Use Permit to allow removal of 19 protected trees. 
 
All of which are in general conformance with the attached sketch and subject to the 
attached 15 conditions, all being attached hereto and incorporated herein by reference. 

 
PASSED AND ADOPTED this 12th day of November, 2025 upon motion of                   , seconded 
by                     , by the following vote: 
 

AYES:  
NOES:  

ABSENT:  
ABSTAIN:  

 
________________________________________ 

Melanie Beretti, AICP, Chief of Planning 
Planning Commission Secretary 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON _____________. 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE _______________. 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

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

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

permits and use clearances from County of Monterey HCD-Planning and HCD-Building 
Services Department office in Salinas.   
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2. This permit expires 3 years after the above date of granting thereof unless construction or use is 
started within this period.  

 
Form Rev. 5-14-2014 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN240352

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Use Permit and Design Approval (PLN240352) allows the construction of a 5,382 

square foot single-family dwelling with a 1,414 square foot daylight basement, a 2,580 

square foot attached garage, and 1,762 square feet of porches and patios, and the 

removal of 19 protected trees. The property is located at 577 Monhollan Road, Carmel 

(Assessor's Parcel Number 103-071-026-000), Greater Monterey Peninsula Area Plan. 

This permit was approved in accordance with County ordinances and land use 

regulations subject to the terms and conditions described in the project file.  Neither the 

uses nor the construction allowed by this permit shall commence unless and until all of 

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

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

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

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

construction other than that specified by this permit is allowed unless additional permits 

are approved by the appropriate authorities.  To the extent that the County has 

delegated any condition compliance or mitigation monitoring to the Monterey County 

Water Resources Agency, the Water Resources Agency shall provide all information 

requested by the County and the County shall bear ultimate responsibility to ensure that 

conditions and mitigation measures are properly fulfilled. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Design Approval and Use Permit (Resolution Number ____________) was 

approved by the Planning Commission for Assessor's Parcel Number 

103-071-026-000 on November 12, 2025. The permit was granted subject to 15 

conditions of approval which run with the land. A copy of the permit is on file with 

Monterey County HCD - Planning."

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

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

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

Condition/Mitigation 

Monitoring Measure:

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 1 of 9 7:42:30PM
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3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

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

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

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County HCD - Planning and a qualified archaeologist immediately if cultural , 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD011 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Trees which are located close to construction site(s) shall be protected from 

inadvertent damage from construction equipment by fencing off the canopy driplines 

and/or critical root zones (whichever is greater) with protective materials, wrapping 

trunks with protective materials, avoiding fill of any type against the base of the trunks 

and avoiding an increase in soil depth at the feeding zone or drip -line of the retained 

trees.  Said protection, approved by certified arborist, shall be demonstrated prior to 

issuance of building permits subject to the approval of HCD - Director of Planning.  If 

there is any potential for damage, all work must stop in the area and a report, with 

mitigation measures, shall be submitted by certified arborist.  Should any additional 

trees not included in this permit be harmed, during grading or construction activities, in 

such a way where removal is required, the owner/applicant shall obtain required 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit 

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

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that 

tree protection measures are in place through out grading and construction phases.  If 

damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the 

property to HCD-Planning after construction to document that tree protection has been 

successful or if follow-up remediation or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:
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5. PD011(A) - TREE REMOVAL

PlanningResponsible Department:

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

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

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

Condition/Mitigation 

Monitoring Measure:

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

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

tree removal.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Within 60 days of permit approval, the applicant shall replace and or relocate each tree 

approved for removal as follows:

 - Replacement ratio: 1:1 for protected trees less than 24” diameter and 2:1 ratio for 

protected trees greater than 24” diameter.

 - Replacement ratio recommended by arborist: 25 trees will be replanted at a 1:1 for 

protected trees less than 24” diameter and 2:1 ratio for protected trees greater than 24” 

diameter. Tree planting stock should be at least 3 feet tall with at least ½ inch caliper.

 - Other:

Replacement tree(s) shall be located within the same general location as the tree being 

removed. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to HCD -Planning

for review and approval. Evidence shall be a receipt for the purchase of the 

replacement tree(s) and photos of the replacement tree(s) being planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall 

submit evidence demonstrating that the replacement tree(s) are in a healthy, growing 

condition.

One year after the planting of the replacement tree(s), the Owner/Applicant shall submit 

a letter prepared by a County-approved tree consultant reporting on the health of the 

replacement tree(s) and whether or not the tree replacement was successful or if 

follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:
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7. PD049 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

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

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

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

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

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

implemented. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

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

permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

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

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

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

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

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

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

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

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

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

shall be incorporated into final building plans.

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

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

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

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 4 of 9 7:42:30PM
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9. PD041 - HEIGHT VERIFICATION

PlanningResponsible Department:

The applicant shall have a benchmark placed upon the property and identify the 

benchmark on the building plans.  The benchmark shall remain visible on -site until final 

building inspection.  The applicant shall provide evidence from a licensed civil engineer 

or surveyor to the Director of HCD - Building Services for review and approval, that the 

height of the structure(s) from the benchmark is consistent with what was approved on 

the building permit associated with this project. (HCD - Planning and HCD - Building 

Services)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading or building permits, the Owner/Applicant shall have a 

benchmark placed upon the property and identify the benchmark on the building plans . 

The benchmark shall remain visible onsite until final building inspection.

Prior to the foundation pre-pour inspection, the Owner/Applicant shall provide evidence 

from a licensed civil engineer or surveyor, to the Director of HCD - Building Services for 

review and approval, that the height of first finished floor from the benchmark is 

consistent with what was approved on the building permit.

Prior to the final inspection, the Owner/Applicant/Engineer shall provide evidence from 

a licensed civil engineer or surveyor, to the Director of HCD - Building Services for 

review and approval, that the height of the structure(s) from the benchmark is 

consistent with what was approved on the building permit.

Compliance or 

Monitoring 

Action to be 

Performed:

10. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

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

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

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

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

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

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

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

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 5 of 9 7:42:30PM
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11. CC01 INDEMNIFICATION

County Counsel-Risk ManagementResponsible Department:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

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

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

County Counsel's Office, Owner/Applicant shall also execute and cause to be 

notarized an agreement to this effect. The County Counsel’s Office shall send 

Owner/Applicant an indemnification agreement. Owner/Applicant shall submit such 

signed and notarized Indemnification Agreement to the Office of the County Counsel for 

County’s review and signature. Owner/Applicant shall then record such indemnification 

agreement with the County of Monterey Recorder’s Office. Owner/Applicant shall be 

responsible for all costs required to comply with this paragraph including, but not limited 

to, notary costs and Recorder fees.

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 6 of 9 7:42:30PM
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12. PD055 - CONSTRUCTION MANAGEMENT PLAN

PlanningResponsible Department:

The applicant shall submit a site-specific Construction Management Plan (CMP) to 

HCD-Planning and HCD-Engineering Services for review and approval that describes 

how the site will be managed during construction to protect onsite and nearby sensitive 

resources, avoid construction nuisance impacts to nearby properties, and reduce 

congesting/circulation impacts to the local transportation network. The applicant shall 

be required to adhere to the approved CMP. The Construction Management Plan shall 

include the following (as applicable):

• Names and contact information (primary and secondary) of parties responsible for 

project during construction.

• Summary table including:

• Types of construction vehicles and number of trucks and/or vehicle trips/day.

• Quantity and extent (acreage) of grading per day (Air Quality Management District 

Standards).

• Hours of operation.

• Project scheduling (dates) and duration of construction.

• Map illustrating:

• Location of project (vicinity map).

• Proposed route for hauling material.

• Location of Sensitive Receptors (schools, hospitals, etc) along haul route.

• Location of stockpiles and parking for construction vehicles.  

• Sensitive areas (tree protection zones, drainage, environmentally sensitive habitat, 

slopes, etc) where no parking, stockpiling, construction will occur. 

• The CMP shall: 

• Prescribe measures to reduce traffic impacts including but not limited to scheduling 

hauling and material deliveries off-peak hours and encouraging carpooling

• Prohibit blocking of access roads or driveways.

• Avoid impacting access to private properties by not parking on neighboring 

properties or impinging on the travel lane of access roads. Construction vehicles shall 

be encouraged to not park directly in-front of neighboring properties.

• Ensure pedestrian paths of travel are not impeded or that  alternative paths of travel 

are provided.

• Provide adequate storage and staging areas. Staging and storage areas shall be 

on-site to the maximum extent possible to reduce potential noise, dust, glare, and other 

impacts to neighboring property.

• If on-site storage and staging areas cannot be accommodated, appropriate best 

management practices shall be implemented to ensure that off -site storage and 

staging do not adversely impact access or cause excessive noise, dust, or lighting for 

neighboring properties. 

• The Applicant/Owner may need to obtain separate authorization to utilize off -site 

storage and staging areas. The owner/applicant shall be responsible for securing this 

authorization prior to approval of the CMP.

• Prior to the commencement of construction activities, the applicant shall post a 

publicly visible sign that outlines the specifics of the construction management plan , 

the telephone number of the on-site contractor, and the telephone number of the 

person to contact regarding complaints.  This contact person shall respond to 

complaints and take corrective action within 24 hours.

• Recommendations from the project biologist, arborist, archaeologist, and/or other 

qualified professionals relating to construction activities shall be included in the CMP .  

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

10/24/2025Print Date: Page 7 of 9 7:42:30PM
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1. Prior to issuance of a construction permit, the Owner/Applicant/Contractor shall 

prepare and submit a CMP meeting the requirements of this condition to HCD-Planning 

and HCD-Engineering Services for review and approval.

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

the approved measures during the construction/grading phase yes, they of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

13. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

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

and HCD-Engineering Services for 

review and approval. The CMP shall include measures to minimize traffic impacts 

during the construction/grading phase 

of the project. 

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

routes, estimated number of 

truck trips that will be generated, number of construction workers, and on -site/off-site 

parking areas for equipment and 

workers and locations of truck staging areas. Approved measures included in the CMP 

shall be implemented by the 

applicant during the construction/grading phase of the project. (Public Works)

Condition/Mitigation 

Monitoring Measure:

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

Owner/Applicant/Contractor shall prepare a CMP and shall 

submit the CMP to the HCD-Planning and HCD- Engineering Services for review and 

approval.

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

the approved measures during the 

construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

14. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

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

Traffic Fee or the ad hoc fee 

pursuant to General Plan Policy C-1.8. The fee amount shall be determined based on 

the parameters in the current fee 

schedule.

Condition/Mitigation 

Monitoring Measure:

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

HCD-Building Services the traffic 

mitigation fee. The Owner/Applicant shall submit proof of payment to HCD-Engineering 

Services.

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 8 of 9 7:42:30PM
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15. PWSP01 - NON-STANDARD

Public WorksResponsible Department:

Obtain an encroachment permit from the City of Monterey for the development of the 

driveway connection to Monhollan Road

The design and construction is subject to the approval of City of Monterey. (Public 

Works)

Condition/Mitigation 

Monitoring Measure:

Prior to Building/Grading Permit issuance Owner/Applicant shall obtain an 

encroachment 

permit from City of Monterey and submit a copy to HCD -Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:

10/24/2025Print Date: Page 9 of 9 7:42:30PM
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Flores Exterior Colors
Monhollan Road

APN:  103-071-026-000

Roofing:  Make/Style:  Newport Concrete Mission Tile
Color:  California Mission Blend

Body:  Sherwin Williams
Greek Villa #SW 7551

Corbels, Fascia, & Eaves: Sherwin Williams
Spicewood #SW 3021

Sierra Pacific: Dark Bronze Anodized
#096/307
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Flores Exterior Lighting
Monhollan Road

APN:  103-071-026-000

Wall Sconce:   Minca Livary Sage Ridge Dark Sky 

Chandeliers: Minca Livary Sage Ridge Dark Sky
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10/22/24 

ASSESSOR'S PARCEL #: 103-071-026-000 
TYPE OF CONSTRUCTION: TYPE V-B  NEW RESIDENCE 
PROJECT LOCATION: Monhollan Rd 

SUMMARY 
Monterey Bay Treeworks was requested to complete a walkthrough and review site plans provided by Paul Flores that proposes 
development of  the site. Three site visits were completed that consisted of  determining location of  the proposed project and 
documenting trees within and near the building footprint. The provided site plans are old.  Trees were estimated for locations based on 
a walkthrough with Mr. Flores. Tree locations are estimated to the best of  my capabilities.  
  
Because the site is forested with protected trees that may or may not require removal, my services were requested to review the 
provided site plans and make available an objective assessment to monitor development of   the property and minimize impacts during 
construction while securing the necessity of  the flora and fauna habitat.   

19 protected trees are impacted by development or at a level of  risk that require removal based on the current site plans  
12 Coast live oak 
7 Monterey pine 

Landmark trees are those trees which are twenty-four (24) inches or more in diameter. 
Four Monterey pine trees are categorized within this group. 

Replacement shall consist of  the following 25 trees: 
13 - Monterey pine, 5 gallon 
12 - Coast live oak, 5 gallon 

The following was completed as requested. 
- Site visits and field survey of  all trees located within the boundary of  the project. 
- Inventory trees located within the boundary of  the project that are protected or considered significant and 6” greater in diameter.  
- Photo documentation, spreadsheets and preparation of  site maps showing existing trees on proposed site map.  
- Indication of  trees for removal, if  any, and mitigation purposes to allow for construction activities.  
- Prepare a formal protected tree report as required for county submittal purposes.  
- Prepare a formal Fuel Management Plan as required for county submittal purposes. 

Albert Weisfuss 
ISA Certified Arborist #1388 
ISA Tree Risk Assessor Qualified 
(831) 869-2767 
albertweisfuss@gmail.com 

montereybaytreeworks.com
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Arborists Disclosure:  
1.  Arborists are tree specialists who use their education, knowledge, training and experience to examine trees, recommend 

measures to enhance the beauty and health of  the trees and attempt to reduce the risk of  living near trees.  Arborists cannot 
detect every condition that could possibly lead to the structural failure to a tree.  Since trees are living organisms, conditions 
are often hidden within the tree and below ground.  Arborists cannot guarantee that a tree will be healthy or safe under all 
circumstances, or for a specific period of  time.  Likewise, remedial treatments cannot be guaranteed.  Trees can be managed 
but they cannot be controlled.  To live near trees is to accept some degree of  risk and the only way to eliminate all risk 
associated with trees is to eliminate all of  the trees. 

2. Where the treatment, pruning and/or removal of  trees are involved, it is the Client’s responsibility to advise Consultant of  
any issues regarding property boundaries, property ownership, site lines, disputes between neighbors and other related issues. 

3. Consultant shall invoice Client periodically for the services rendered.  Client shall pay such invoices upon receipt.  If  invoices 
are not paid within 30 days, a late payment shall be charged of  1 ½ percent per month. 

4. Consultant shall perform its services in a manner consistent with the standard of  care and skill ordinarily exercised by 
members of  the profession practicing under similar conditions in the geographic vicinity and at the time the services are 
performed.  No warranty, representation or guarantee, express or implied, is intended by this agreement. 

5. Services provided under this agreement, including all reports, information or recommendations prepared or issued by 
Consultant, are for the exclusive use of  the Client for the project specified herein.  No other use is authorized under this 
agreement.  Client will not distribute or convey Consultant’s reports or recommendations to any other person or organization 
other than those identified in the project description without Consultant’s written authorization.  Client releases Consultant 
from liability and agrees to defend, indemnify and hold harmless Consultant from any and all claims, liabilities, damages or 
expenses arising, in whole or in part, from such distribution. 

6. Consultant is not responsible for the completion or quality of  work that is dependent upon or performed by the Client or 
third parties not under the direct control of  the Consultant, nor responsible for their acts or omissions or for any damages 
resulting there from. 

7. Client and Consultant agree to mediate any claims or disputes arising out of  this agreement, before initiating any litigation.   
The mediation shall be conducted by a mediation service acceptable to the parties.  The parties shall make a demand for 
mediation within a reasonable time after a claim or dispute arises and the parties agree to mediate in good faith.  In no event 
shall any demand for mediation be made after such claim or dispute would be barred by applicable law.  Mediation fees 
would be shared equally.  In the event that mediation does not resolve the issue, the parties agree to proceed through binding 
arbitration.  The prevailing party in such proceeding shall be entitled to a reasonable sum for attorney’s fees and expert 
witness fees. 

8. Client agrees to indemnify, defend and hold harmless Consultant from and against any and all claims, liabilities, suits, 
demands, losses, costs and expenses, including, but not limited to, reasonable attorneys’ fees and all legal expenses and fees 
incurred through appeal, and all interest thereon, accruing or resulting to any and all persons, firms or any other legal entities 
on account of  any damages or losses to property or persons, including injuries or death, or economic losses, arising out of  the 
project and/or this agreement, except to the extent that said damages or losses are caused by Consultant’s sold negligence or 
willful misconduct. 

9. If, during the course of  performance of  this agreement, conditions or circumstances are discovered which were not 
contemplated by Consultant at the commencement of  this agreement, Consultant shall notify Client in writing of  the newly 
discovered conditions or circumstances, and Client and Consultant shall renegotiate, in good faith, the terms and conditions 
of  this agreement.  If  amended terms and conditions cannot be agreed upon within 30 days after notice, Consultant may 
terminate this agreement and be compensated under paragraph 4 in this agreement. 

10. This agreement may be terminated by either party upon 10 days’ notice sent first class mail.  In the event of  a termination, 
Client shall pay for all reasonable charges for work performed by Consultant through the 10th day after mailing the notice of  
termination.  The limitation of  liability and indemnity obligations of  this agreement shall be binding notwithstanding any 
termination of  this agreement. 

11. This agreement is the entire and integrated agreement between Client and Consultant and supersedes all prior negotiations, 
statements or agreements, either written or oral.  Writing signed by both parties may only amend this agreement.   

12. In the event that any term or provision in this agreement is found to be unenforceable or invalid for any reason, the 
remainder of  this agreement shall continue in full force and effect, and the parties agree that any unenforceable or invalid 
term or provision shall be amended to the minimum extent required to make such term or provision enforceable and valid. 

13. Neither Client nor Consultant shall assign this agreement without the written consent of  the other. 
14. Nothing in this agreement shall create a contractual relationship for the benefit of  any third party. 
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Introduction and Overview  

I, Albert Weisfuss conducted an assessment of  regulated trees and prepared the following arborist’s report for 
Paul Flores while meeting the requirements of  the County of  Monterey, and for use in preparation of  
development. Forest management is the application of  appropriate technical forestry principles, practices, and 
techniques. Monterey County’s primary management objective is to balance wildlife habitat protection and 
enhancement. A tree on streets and on other publicly owned properties provides a multitude of  aesthetic and 
environmental benefits. Beyond shade and beauty, trees also have practical benefits and a real monetary value 
that property owners sometimes are unaware of. Unlike other public infrastructure components, properly 
planted and maintained trees increase in value over time, which in turn increases the value of  your property. 

Methods / Limitations 
The trunks of  the trees are measured using an arborist’s diameter tape at 48” above soil grade.  
In cases where the main trunk divides below 48”, the tree is measured at the point where the  
trunks divide. Where multiple trunks arise the trunks are measured and divided by the number of  trunks to 
determine the trunk diameter. 
The condition of  each tree is assessed by visual observation only from a standing position  
without climbing or using aerial equipment. No invasive equipment is used. Consequently, it is  
possible that individual tree(s) may have internal (or underground) health problems or structural defects, which 
are not detectable by visual inspection. 

• Inventory Methods 
The first site visit conducted consisted of  a general walkthrough with the property owner and a review of  site 
plans, tagging trees for inventory mapping. The plans were updated so a second and third site visit were 
required. Using a Lufkin diameter tape, iPhone camera and recording condition of  subject trees was then 
completed. Using the above criteria all trees requested within the scope of  work were inventoried and numbered 
with aluminum tags to the best of  my ability. Information recorded for each of  these trees included tree number, 
species, and DBH. Tree condition was rated good, fair, poor or dead with “poor” meaning that that tree was 
failing due to a variety of  conditions. 

Limitations 
The building footprint did not align with the surveyed trees.  Inventory is based on the provided site plans and 
trees were mapped to the best of  my knowledge. 
This report may only be used for the purpose of  making decisions regarding development involving the subject 
tree(s). 
The information provided in this report is based on the conditions identified at the time of  inspection. Tree 
conditions do change over time so reassessment is recommended annually and after development if  tree 
retention is recommended.   
Bird nesting is not visible on site within 300 feet. 
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• Assessment Methods  
Subject tree(s) were assessed on 9/13, 9/14 and 9/26/24. The data collection consisted of  the following steps:  
1. Identify the subject tree(s) as requested . 
2. Tagging of  subject tree(s) with an identifying number and recording findings of  diameter and condition of  

subject tree(s).  
3. Determine if  the tree was within the footprint or impacted by development 
4. Drone and iPhone documentation 
5. Evaluating the health and structural condition using a scale of  0 – 5.    

5  A healthy, vigorous tree, reasonably free of  signs and symptoms of  disease, with good structure and form 
typical of  the species.  
4  Tree with slight decline in vigor, small amount of  twig dieback, minor structural defects that could be 
corrected.  
3  Tree with moderate vigor, moderate twig and small branch dieback, thinning of  crown, poor leaf  color, 
moderate structural defects that might be mitigated with regular care.  
2  Tree in decline, epicormic growth, extensive dieback of  medium to large branches, significant structural 
defects that cannot be abated.  
1  Tree in severe decline, dieback of  scaffold branches and/or trunk; most of  foliage from epicormics; 
extensive structural defects that cannot be abated.  
0  Dead with no living foliage. 

Suitability for Preservation
As a qualified professional, it is important that I consider the quality of  the subject tree(s) resource and viability 
itself.  The purpose of  this report will look at the issues of  the trees condition and the association with the 
interaction of  the surrounding residential dwellings and usage of  the property.  This report will seek to provide 
an integrated approach to assess the level of  risk posed by the tree and make recommendations for its future care 
to you, the tree owner and manager.  The report is intended to notify you about any risk that might be 
associated with the subject tree(s).

Field reconnaissance and inventory efforts recorded 19 regulated trees within the building envelope measured at 
Designated Breast Height (DBH). Composition of  the 19 inventoried trees includes the following species and 
accompanying aggregate diameter inches: 

At this time, 12 Quercus agrifolia (Coast live oak)  and 5 Pinus radiata  
(Monterey pine) trees have been identified for removal within the building 
footprint. 2 Monterey pine near the project are dead or high risk and removal is 
recommended. 
19 trees are recommended for removal due to the condition of  the tree or nature 
of  the proposed project noted at the time of  field inventory efforts. 

A site map provided by Paul Flores documented trees in and near the proposed 
project. The majority of  the requested 19 trees to be removed are Coast live oak.  

39%
61%

Coast live oak
Monterey pine
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The following trees within the proposed footprint have been recorded in the field and listed on table 1:1.  Trees were rated as good, fair, poor and 
dead with poor and dead being recommended for removal. Trees rated fair may have some degree of  health conditions or structural integrity 
limiting their development. Trees rated as good would be considered the best candidates on site for the age and condition of  the stand. 

Table 1:1 

Tree Species ID 
#

Diameter 
In Inches

Comments Condition 
0=Dead 

1-2=Poor 
3-4=Fair 

5=Excellent

Suitable for  
Preservation

Monterey pine 411 24 Dead, near proposed project 0 - Dead No

Quercus agrifolia 425 15 Within footprint 3 - Fair No

Quercus agrifolia 426 12 Within footprint, suppressed 2 - Poor No

Quercus agrifolia 427 14 Within footprint 3 - Fair No

Quercus agrifolia 428 10 Within footprint, suppressed 2 - Poor No

Quercus agrifolia 429 10 Within footprint 3 - Fair No

Quercus agrifolia 430 10 Within footprint 3 - Fair No

Quercus agrifolia 431 10 Within footprint 3 - Fair No

Quercus agrifolia 432 20 Within footprint, suppressed 2 - Poor No

Pinus radiata 433 39 Within footprint 3 - Fair No

Quercus agrifolia 434 15 Within footprint 3 - Fair No

Pinus radiata 435 25 Within footprint 3 - Fair No

Pinus radiata 436 45 Within footprint 1 - Poor No

Quercus agrifolia 437 21 Within footprint 3 - Fair No

Pinus radiata 442 28 P00r condition 2 - Poor No

Pinus radiata 443 19 Within footprint, suppressed 3 - Fair No

Pinus radiata 444 36 Within footprint 3 - Fair No
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Multi stem trees are calculated by the combined DBH and divided by the number of trunks. 

TREE REMOVAL & TREE RETENTION PLANS 

Removal is based on condition or impacts from development of  trees at the time of  this assessment.   
0 trees assessed in the excellent category. 
11  trees assessed in the fair category 
7 trees assessed in there poor category 
1 trees assessed in the dead category 
19 trees are requested for removal. Quercus agrifolia 
32 Documented trees near the proposed project are to be retained with tree protection. 

Retention is based on condition/location of  trees at the time of  the assessment.   
Future maintenance of  trees is recommended. 
Trees retained within the scope of  work will require tree protection prior to any work.  
Retained trees could require some trimming for safety and/or building clearance using Best Management Practice (BMP) 
developed by the International Society of  Arboriculture (ISA) 

Subject trees requested for removal will not involve a risk of  adverse environmental impacts such as:  
1. Soil erosion. 
2. Water Quality: The removal of  the trees will not substantially lessen the ability for the natural assimilation of  nutrients, 

chemical pollutants, heavy metals, silt and other noxious substances from ground and surface waters;  
3. Ecological Impacts: The removal will not have a substantial adverse impact upon existing biological and ecological 

systems, climatic conditions which affect these systems, or such removal will not create conditions which may adversely 
affect the dynamic equilibrium of  associated systems;   

4. Noise Pollution: The removal will not significantly increase ambient noise levels to the degree that a nuisance is 
anticipated to occur;  

5. Air Movement: The removal will not significantly reduce the ability of  the existing vegetation to reduce wind velocities 
to the degree that a nuisance is anticipated to occur;  

6. Wildlife Habitat: The removal will not significantly reduce available habitat for wildlife existence and reproduction or 
result in the immigration of  wildlife from adjacent or associated ecosystems. The tree is diseased, injured, in danger of  
falling too close to existing or proposed structures, creates unsafe vision clearance, or is likely to promote the spread of  
insects of  disease. 

Tree Species ID 
#

Diameter 
In Inches

Comments Condition 
0=Dead 

1-2=Poor 
3-4=Fair 

5=Excellent

Suitable for  
Preservation

Quercus agrifolia 979 9 Within footprint, suppressed 2 - Poor No

Quercus agrifolia 980 13 Within footprint, suppressed 2 - Poor No
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Conditions of  Approval:  
In granting any permit as provided herein, the appropriate authority may attach reasonable conditions to mitigate 
environmental impacts and ensure compliance with the provisions of  this Section, including but not limited to 
replacement of  trees removed. 

Summary and Conclusion  
The area is a mixed oak and pine forest. 
As with many transition zones, they support a richer diversity of  life than either ecosystem could alone, a phenomena 
known as the edge effect. In ecology, edge effects are changes in population or community structures that occur at the 
boundary of  two or more habitats. Areas with small habitat fragments exhibit especially pronounced edge effects that may 
extend throughout the forest. As the edge effects increase, the boundary habitat allows for greater biodiversity. 
Urbanization is continuously causing the fragment of  these landscapes and thus increase the edge effect. This change in 
landscape ecology is proving to have consequences. Species, especially invasive ones, such as Genista have been seen to 
benefit from this landscape change.  Pine-oak forest have the potential to provide good habitat for humans. These 
ecosystems have largely been turned into urban/suburban developments and with proper restoration projects and 
additional planning, will ensure they can survive into the future. 

Monterey County Resource Management Agency requires a 1:1 ratio replacement for protected trees measuring less than 
24” in diameter and 2:1 ratio replacement for protected trees measuring greater than 24” in diameter.   The subject trees 
removed will be replanted in locations on the property in areas that allow for optimum canopy and root development. 
Spacing between trees should be at least 15 feet. Occasional deep watering (1 to 2 times per week) during the late spring, 
summer, and fall is recommended during the first two years after establishment with supplemental watering during dry 
winter months. 

Nineteen (19) trees are requested for removal to complete development.  Five trees involved are considered landmark trees 
measuring greater than 24” in DBH.  Twenty-five trees will be replaced with local stock. Tree planting stock should be at 
least 3 feet tall with at least ½ inch caliper. 

Replant list

Species Common name Size # of trees replanted

Quercus agrifolia Coast live oak 5 gallon 13

Pinus radiata Monterey pine 5 gallon 11
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It is possible as the project develops, some crown cleaning, raising or reduction of  canopies will be required to obtain 
proper distance between established trees and the proposed project. Visible decay was present on some trees that will 
require care for safety and health. This pruning cycle is recommended at the end of  construction along with post 
construction care of  the retained trees. 
All pruning will be completed by a qualified professional following ISA Best Management Pruning guidelines.   

Tree Protection -  Before/During/After 

Planning Phase 
1. Before assessing trees and other site structures and conditions, mark the site boundaries on plans and in the field to 

delineate which trees and stands of  trees will be inventoried. 

2. Perform a tree inventory that includes at minimum the location, size, and health of  each tree and delineates quality 
stands of  trees. Scope of  the inventory should be based on communication and needs of  the project team (developer, 
planner, engineer, architect, landscape architect, and other professionals involved), as well as county ordinances. This is 
the time to confer with the project team on conceptualizations for site design, so that way long- term tree protection and 
health gets integrated into the design. 

Design Phase  
3. Communicate with the project team to accurately site structures and utilities and determine the trees to remain on site. 

Conserve and protect trees in stands or groups where possible. Make sure the trees and stands of  trees selected to be 
saved go into plans and construction documents. Include in all plans the Tree Protection Zone (TPZ) for all saved trees 
to avoid conflict with the protected area and placement of  structures and utilities during construction. 

Pre-construction Phase 
4. Prior to pre-construction activities, including tree removal, access roads, construction staging areas, and building layout, 

erect tree protection barriers to visually indicate TPZs. Be sure to: 
Use tree protection barriers that are highly visible, sturdy, and restrict entry into the TPZ. 
Install or erect signs along the tree protection barrier stating that no one is allowed to disturb this area. 

Remove any branches or trees that pose an immediate risk to structures or people prior to any construction activities. 
Construction Phase  

5. Communicate the intent of  the tree protection barriers to the construction manager and workers to ensure that TPZs 
are not disturbed during construction activities. Have the construction manager sign a contract of  compliance. 

Prohibit these activities in the TPZ: 
Stockpiling of  any type, including construction material, debris, soil, and mulch 

Altering soils, including grade changes, surface treatment, and compaction due to vehicle, equipment, and foot traffic 
Trenching for utility installation or repair and irrigation system installation 
Attaching anything to trunks or use of  equipment that causes injury to the tree 

7. Schedule site visits to ensure the contract is being met by the construction manager and that tree health is not being 
compromised by construction activity. Inspect and monitor trees for any decline or damages. 

8. Keep in place all tree protection barriers until the project is completed. 

Post-construction Phase 
9. Perform a final inspection and continue monitoring after construction. Monitoring includes maintaining mulch, 

managing soil moisture, assessing tree damage, inspecting for insects and pests, and fertilization if  needed. 
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Grading Limitations within the Tree Protection Zone  
1. Grade changes outside of  the TPZ shall not significantly alter drainage to the tree.   
2. Grade changes within the TPZ are not permitted.   
3. Grade changes under specifically approved circumstances shall not allow more than 6-inches of  fill soil added or allow 

more than 4-inches of  existing soil to be removed from natural grade unless mitigated 
4. Grade fills over 6-inches or impervious overlay shall incorporate notes: an approved permanent aeration system, 

permeable material or other approved mitigation.   
5. Grade cuts exceeding 4-inches shall incorporate retaining walls or an appropriate transition equivalent. 

Trenching, Excavation and Equipment Use 

Notification. Contractor shall notify the project arborist a minimum of  24 hours in advance of  the activity in the TPZ.  
1. Root Severance. Roots that are encountered shall be cut to sound wood and repaired Roots 2- inches and greater must 

remain injury free.  
2. Excavation. Any approved excavation, demolition or extraction of  material shall be performed with equipment sitting 

outside the TPZ. Methods permitted are by hand digging, hydraulic or pneumatic air excavation technology. Avoid 
excavation within the TPZ during hot, dry weather.  If  excavation or trenching for drainage, utilities, irrigation lines, 
etc., it is the duty of  the contractor to tunnel under any roots 2-inches in diameter and greater.  Prior to excavation for 
foundation/footings/walls, grading or trenching within the TPZ, roots shall first be severed cleanly 1- foot outside the 
TPZ and to the depth of  the future excavation. The trench must then be hand dug and roots pruned with a saw, 
sawzall, narrow trencher with sharp blades or other approved root pruning equipment.  

3. Heavy Equipment. Use of  backhoes, steel tread tractors or any heavy vehicles within the TPZ is prohibited unless 
approved by the project arborist. If  allowed, a protective root buffer is required. The protective buffer shall consist of  a 
base course of  tree chips spread over the root area to a minimum of  6-inch depth, layered by 3/4-inch quarry gravel to 
stabilize 3/4-inch plywood on top. This buffer within the TPZ shall be maintained throughout the entire construction 
process.   

• Structural design. If  injurious activity or interference with roots greater than 2-inches will occur within the 
TPZ, plans shall specify a design of  special foundation, footing, walls, concrete slab or pavement designs 
subject to project arborist approval. Discontinuous foundations such as concrete pier and structural grade 
beam must maintain natural grade (not to exceed a 4-inch cut), to minimize root loss and allow the tree to 
use the existing soil. 

Tree Removal  
Removal of  regulated trees shall not be attempted by demolition or construction personnel, grading or other heavy 
equipment. A certified arborist or tree worker shall remove the tree carefully in a manner that causes no damage above 
or below ground to trees that are retained.  

INSPECTION SCHEDULE  

Tree Protection Zone (TPZ) shown in grey 
(radius of TPZ equals 10-times the diameter of the tree or 10-feet, whichever is greater).

Tree protection has three primary functions,  

• Keep the foliage canopy and branching structure clear 

from contact by equipment, materials and activities. 

• Preserve roots and soil conditions in an intact and 

non-compacted state.  

• Identify the Tree Protection Zone (TPZ) in which no soil disturbance is 

permitted and activities are restricted, unless otherwise approved. 

• The Tree Protection Zone (TPZ) is a restricted area around the base of the tree with a radius of ten-times the 

diameter of the tree's trunk or ten feet; whichever is greater, enclosed by fencing. 
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Fuel Management - Introduction  
This fuel management plan has been prepared as a guideline for the implementation of defensible space / vegetation management for 
the fire safety around the newly proposed residence identified as Lot 49 - #62 Marguerite Carmel, CA.   The Fuel Management Zones 
are specific to the areas where vegetation has been removed or modified in a manner that increases the likelihood that structures will 
survive wildfires.  Improving the defensible space around structures reduces the amount of fuel available for a wildfire. 

California Public Resource Code 4291 
Maintain defensible space of 100 feet from each side and from the front and rear of the structure, but not beyond the property line. The 
amount of fuel modification necessary shall consider the flammability of the structure as affected by building material, building 
standards, location, and type of vegetation. Fuels shall be maintained and spaced in a condition so that a wildfire burning under 
average weather conditions would be unlikely to ignite the structure. The intensity of fuels management may vary within the 100-foot 
perimeter of the structure, with more intense fuel reductions being utilized between 5 and 30 feet around the structure, and an ember-
resistant zone being required within 5 feet of the structure.  

on-Combustible Zone:  
(0-5 feet)   
•  Hardscape surfaces including gravel, pavers, decomposed granite and bare soils are all approved non- combustible surfaces.  
•  Succulent plant species are examples of non-combustible plant materials.   
•  Plant placement is the most important criteria for fire-resistant plant selection.  
•  No wooden trellis, climbing vines, trees or shrubs should be integrated into this zone.  
•  No combustible mulch. Rock mulch is acceptable and has the greatest fire resistance.  

Landscape Zone:  
(5-30 feet)  
Landscape Zones incorporate multiple planting types.  All zones are proposed with fire-appropriate plant materials and adequate 
spacing posing less hazard for ignition. Increase space between trees, remove lower branches and create areas of irrigated landscape 
islands.   
•  Safe egress must be maintained regularly along the driveway. It is important to allow for safe passage and to provide a location 
where firefighter resources can travel and engage in fire response.   
•  Grassland, and the understory of all oak woodland vegetation should be mowed within 10 feet of the pavement edges.   
•  All chaparral, coastal scrub and oak/shrub woodland vegetation should be treated to 30 feet from the pavement edge providing both 
vertical and horizontal clearance.   

Management Zone  
(30-100 feet)   
Understory plants must be kept short, and small lower tree branches must be removed. The understory of oak woodland habitat 
includes shade tolerant shrubs and grasslands. The goal of this standard is to maintain an existing oak woodland with a short-statured 
understory of herbaceous plants and shrubs and a tree canopy at least 8 feet above the ground. An initial treatment will be required to 
prune smaller benches of trees up to 8 feet above the ground and to reduce density and stature of understory shrubs. Annual 
maintenance could be required to maintain this recommended height.  
•  Understory vegetation should not be completely removed. Instead, selectively remove non-native flammable species and remove 
dead branches from desirable native vegetation.  
•  Native understory shrubs are to be kept free of dead branches and no more than 2.5 feet in height.  
•  Leaf litter depth should be kept no greater than 4 inches.  
•  Once initial tree pruning is completed, pruning is likely to be needed less frequently with an interval of three to five years. 
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Fuel Management 
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Site map provided by Mr. Flores.  Estimated tree locations

442
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BMP’s  (Pruning) definitions to be followed throughout the course or duration of  the project. 
Crown Cleaning is the removal of  dead, dying, diseased, crowded, weakly attached, low-vigor branches, and   from a tree's 
crown. Dead-wooding is a crown-cleaning practice and commonly includes the removal of  dead, dying and low-vigor branches.  
Crown-thinning includes crown cleaning and the selective thinning of  branches to increase light penetration and air 
movement through the crown.  
Crown Raising removes the lower branches of  a tree in order to provide clearance for buildings, vehicles, pedestrians, vistas, 
etc.  
Crown Reduction (Crown Shaping) reduces the height and/or spread of  a tree, because all too often, it was a poor selection 
for the site or its landscape use has changed.  
Crown Restoration is more than a maintenance operation. It is the improvement of  the structure, form and appearance of  
trees whose branches have been severely headed, vandalized, or storm damaged. 

Planting Detail 
 If  trees must be staked, place stakes as low as possible but no higher than 2/3 the height of  the tree. Materials used to tie the 
tree to the stake should be flexible and allow for movement all the way down to the ground so that trunk taper develops 
correctly. Remove all staking material after roots have established. This can be as early as a few months, but should be no longer 
than one growing season. Materials used for permanent tree protection should never be attached to the tree.

Watering Guidelines
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Certifying Statement  

I, Albert Weisfuss, certify that:  
• I have personally overseen the inspection of  this tree and property referred to in this report, and have stated my findings accurately.  
• I have no current or prospective interest in the vegetation or the property that is the subject of  this report and have no personal interest or 

bias with respect to the parties involved. 
•  The opinions and conclusions stated herein are my own. 
•  My compensation is not contingent upon the reporting of  a predetermined conclusion that favors the cause of  the client or any other 

party. 

 October 22, 2024 

__________________________  _______________________________ 
Albert Weisfuss   Date 
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Not all trees have been photographed. 
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: PC 25-090 November 12, 2025

Item No.5 

Agenda Ready11/5/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

REF250037 - WATER ALLOCATION POLICY

a. Conduct a public workshop to review and receive public input regarding policy options for a Water 

Allocation Policy and Ordinance for areas in unincorporated Monterey County served by the 

Monterey Peninsula Water Management District (MPWMD); and

b. Provide direction to staff.

Project Location: Unincorporated Monterey County MPWMD Water Service Area 

Proposed CEQA action: A planning workshop is statutorily exempt per California Environmental 

Quality Act (CEQA) 15262.

RECOMMENDATION:

It is recommended that the Planning Commission:

a. Conduct public workshop to review and receive public input regarding policy options for a Water 

Allocation Policy and Ordinance for areas in unincorporated Monterey County served by the 

MPWMD; and

b. Provide direction to staff. 

PROJECT INFORMATION:

Planning File Number: REF250037

Project Location: MPWMD Water Service Area

Plan Area: Carmel Valley Master Plan, Greater Monterey Peninsula, Del Monte Forest, and Carmel 

Area

SUMMARY:

Monterey Peninsula Water Management District (“MPWMD” or “the District”) has adopted rules that 

govern water resources within its jurisdictional boundaries. MPWMD rules include, among other 

things, the ability to allocate water credits to local governments within its territory. This includes the 

County of Monterey (“County”).

Water allocations, or water credits, are used by MPWMD to manage water supplies within the 

District boundaries. The County, as a recipient of MPWMD water allocations, may approve new 

development projects, subject to issuance of a water permit from MPWMD, and may suballocate all 

or a portion of the County’s water allocation to a property or development. If the County approves 

the suballocation of water credits, MPWMD debits the County’s allocation when they issue a water 

permit.
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On January 27, 2025, the District adopted Ordinance No. 197 allocating 72-Acre Feet (AFY) of 

water to the County. Together with the County’s existing water allocation of 10.950 AFY of water, 

the County’s total water allocation is 82.950 AFY of water. MPWMD is responsible for providing 

groundwater management, water supply, water control and water distribution within its territory which 

includes Carmel-by-the-Sea, Del Rey Oaks, Monterey, Pacific Grove, Seaside, Sand City and 

unincorporated areas of Monterey County including Pebble Beach, Carmel, and Carmel Valley.

This new water allocated by MPWMD to the County comes from the Pure Water Monterey 

expansion project. The Pure Water Monterey project, and the recently completed expansion of the 

system, treats water and injects it into the Seaside Groundwater Basin. This treated water assists in 

addressing historic overdraft conditions and providing additional water storage for future use. At this 

time, the MPWMD allocation of 72 AFY to the County is finite and the demand by property owners 

and developers for a water allocation within the unincorporated area exceeds the finite supply. 

MPWMD staff have verbally indicated that additional allocations to local jurisdictions will be made 

available should the need arise. Conversely, some uncertainty about the source water has been 

expressed by other agencies given that a portion of the wastewater treated at the Pure Water 

Monterey facility comes from agricultural runoff. The agricultural runoff source water is interruptible, 

and it could potentially be reduced due to agricultural irrigation techniques or used for other purposes 

in the future; although no plans exist for an alternative use of the water at this time. Commitment of 

water to new housing development and other uses that further growth and development goals of the 

County are not interruptible, so the Monterey County Water Resources Agency has cautioned 

jurisdictions carefully consider commitment of the new water allocation before 2027 when the Salinas 

Valley Groundwater Sustainability Plans (GSPs) are updated by the Salinas Valley Groundwater Basin 

Groundwater Sustainability Agency. Updates to the GSPs may include some consideration of 

alternative uses for the agricultural runoff source water. 

Another constraint to development continues to exist. California-American Water (Cal-Am) remains 

subject to a cease-and-desist order (CDO) from the State Water Board. The CDO states 

“Cal-Am shall not divert water from the Carmel River for new service connections or for any 

increased use of water at existing service addresses resulting from a change in zoning or use.”

This means that Cal-Am is restricted from setting new water meters and from increasing the size of the 

existing water meter services while the CDO is in place. Certain exceptions to this restriction apply. 

While the CDO is in place, use of water credits would be limited to projects with new water fixtures 

on existing meters and to certain projects meeting the specific exemptions. MPWMD is in the process 

of applying to the State to modify portions of the CDO to remove the water meter restriction. 

The County does not have a written policy or procedure for allocating water credits to end years. 

Since the 1990s, the County’s practice has been to provide water credits to property owners on a first 

come first served basis, when a building permit is ready to issue.  

Given recent changes in state housing law requiring municipalities to prioritize utility services for 

affordable housing development, the finite allocation of water provided to the County by MPWMD, 

and the lack of formal process and procedures to prioritize the allocation of water to uses and 

development that furthers County goals and interest as it relates to growth, staff has begun 

development of a Water Allocation Policy for areas within the MPWMD service area. 
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Staff has prepared policy recommendations and options for the Commission’s consideration, 

feedback, and direction. Staff has grouped the policy areas into the following broad categories: 1) 

Water Allocation - Process and Procedures; 2) Purpose and Goals; and 3) Clarifications and Key 

Definitions in Water Allocation Policy; and 4) Clarifications in Water Allocation Ordinance. 

The purpose of a public workshop is to get initial feedback from the Planning Commission on further 

development and refinement of policy options prior to bringing a Water Allocation Policy to the 

Planning Commission for a recommendation to the Board of Supervisors. Staff is requesting that the 

Planning Commission conduct a public workshop to review and receive public input regarding policy 

options for a Water Allocation Policy for areas in unincorporated Monterey County served by 

MPWMD and provide direction to Staff. 

Staff requests that the Commission provide preliminary input to staff on the following policy options 

and recommendations. Staff will conduct further community outreach and refine the policy options and 

return to the Commission with recommendations in the form of a draft Water Allocation Policy. 

DISCUSSION:

Policy Topic 1 - Water Allocation - Process and Procedures

Staff have reviewed local ordinances and water allocation policies developed by MPWMD, the City 

of Carmel-by-the-Sea and City of Seaside (Attachments 2 and 3). Both jurisdictions have 

developed ordinances related to water management in areas requiring water from MPWMD. The 

ordinances outline a process for the allocation of water resources. Both jurisdictions require input from 

the respective City Council prior to allocation of water to ensure that the allocation aligns with the 

needs and goals of each community. Each jurisdictions adopts allocations via a resolution. 

Option A - Creation of a Water Allocation Ordinance and Water Allocation Board Policy: Staff 

recommends development of an ordinance that outlines the process for Water Allocation in the 

MPWMD area, like the cities of Seaside and Carmel-by-the-Sea that memorializes the process and 

purpose of water allocation. The ordinance would memorialize the County’s objectives when 

considering the allocation of water resources and outline the process by which the Board would 

establish water resources available for increased use. A Water Allocation Policy would then implement 

the Ordinance which is adopted by Resolution by the Board of Supervisors. The Allocation Policy can 

be amended from time to time to reflect if there are changes in priorities from water allocation and to 

reflect when additional water resources are allocated to the County from MPWMD.

Option B - Creation of a Water Allocation Board Policy only: An alternative option to adopt a 

Water Allocation Board Policy without drafting of an allocation ordinance. A Board Policy can be 

amended from time to time by the Board of Supervisors without the required two readings of an 

ordinance. The Water Allocation Policy is adopted via resolution and can be amended to reflect if 

there are changes in priorities for water allocation and to reflect when additional water resources are 

allocated to the County from MPWMD. 

Option C - Continue to Allocate Water on a “First Come, First Serve” Basis:  A third option is 

to continue to allocate water on a “first come, first serve” basis which has been HCD’s historic 
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practice. Staff has concerns with this continue approach given the recent changes in various state laws 

requiring jurisdictions to prioritize allocation of water to housing projects and the finite nature of the 

County’s water allocation from MPWMD.

Policy Topic 2 - Purpose and Goals - Water Allocation 

Staff requests the Planning Commission’s feedback on the purpose and goals of a Water Allocation 

Ordinance and Water Allocation Board Policy should the Planning Commission provide Staff direction 

on further development of a Water Allocation Ordinance and/or Water Allocation Board Policy.

· Option A - Purpose Statement for a Water Allocation Ordinance and/or Water 

Allocation Board Policy (same Purpose Statement): The County recognizes a need to 

conserve and manage its water resources to achieve adopted land use planning objectives. In 

the Monterey Peninsula Water Management District area in unincorporated Monterey County, 

the water resources are derived from a water allocation system managed by the District. It is 

the purpose and intent of this regulation to establish a water management program that:

o Provides a process for dedication of the County’s limited water resources in new 

development in the areas of the County served by MPWMD;

o Establishes a process for determining goals, objectives, and land use categories to be 

served through allocations of existing and future water resources available to the 

County; and 

o Implements the General Plan and Local Coastal Program.

· Option B - Purpose for a Water Allocation Ordinance and/or Water Allocation Board 

Policy (Same Purpose Statement): Establish a uniform policy for the allocation of limited 

water resources within the Monterey Peninsula Water Management District area.

Staff recommends Option A as it provides additional clarity on the intent and purpose of how the 

County of Monterey allocates water resources and that allocation of resources should ultimately 

further and implement the County’s goals for growth and development and implement the County’s 

General Plan and Local Coastal Program. Option B provides a different approach should the Planning 

Commission desire an alternative purpose statement that is broader in nature.

Policy Topic 3 - Water Allocation by Use Category: Staff requests the Planning Commission’s 

feedback on the specific allocation use categories and amounts that would be outlined in the Water 

Allocation Ordinance and/or Water Allocation Board Policy:

· Option A - Water Allocation Ratios:  It is the policy of the County to prioritize the allocation 

of limited water resources in the MPWMD area with the following percentages dedicated to 

each category:

o 80% of allocations shall be reserved for planned housing growth; 

o 8% of allocations shall be reserved for economic development;

o 5% of allocations shall be reserved for development of vacant land;

o 5% of allocations shall be reserved for accessory dwelling units; and

o 2% of allocations shall be retained as a strategic reserve.
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· Option B - Other Allocation Categories or Different Formula for Allocation Ratios: The 

Planning Commission could consider different allocation categories or a different formula for 

allocation ratios as an alternative option. 

Definition of Planned Housing Growth: Staff requests the Planning Commission provide input and 

feedback on how Planned Housing Growth (use category recommended to have the greatest share of 

the County’s water allocation) is defined. 

· Option A - Planned Housing Growth Definition: Based on the County’s affordable housing 

mandate as outlined in the Housing Element, staff recommends that Planned Housing Growth 

be defined as a project that is: 

o Is located in a Community Area, Rural Center, an Affordable Housing Overlay, or 

Are Housing Element Opportunity Sites; and

o Provide no fewer than the minimum percentage of total units deed restricted to 

low-income households as required by the County’s Inclusionary Ordinance or 

percentage of units required to be deed-restricted to low-income households as 

required by State Housing Law (i.e. State Density Bonus Law and/or Builders 

Remedy Law); 

o Meet a minimum density of 8 dwelling units/per 1 acre

· Option B - Alternatives to Planned Housing Growth Definition: The Planning Commission 

could add or modify the definition to include a minimum total number of units to qualify under 

the definition of planned housing growth (i.e. require a minimum of 8 dwelling units be built to 

be eligible for a water allocation) or modify other criteria as deemed appropriate.

· Option C - No Planned Housing Growth Definition: The Planning Commission could 

consider not defining of Planned Housing Growth. 

Economic Development Criteria in Water Allocation Policy and/or Ordinance: Staff requests that 

the Planning Commission provide input and feedback on criteria in the Water Allocation Policy and/or 

Ordinance. Staff meet with the Office of Economic Development as part of initial outreach for 

development of this policy. Given the goals of the Office of Economic Development and the County’s 

desire to encourage additional job generation in unincorporated Monterey County, 

· Option A - Categories for Classifying Economic Development Use Category: Staff is 

considering the following categories as indicators of a use further the County’s Economic 

Development priorities and goals:

o Revenue Generation;

o Job Creation;

o Removal of Blight (i.e. redevelopment of a vacant property or vacant building); 

and 

o Business Retention;
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These criteria were inspired by how the City of Seaside provides allocation for commercial 

development project. The Water Allocation Policy could be structured to provide a scoring system for 

projects that create more jobs and generate more revenue. (Attachment 3).

· Option B - Alternative Categories for Classifying Economic Development Use 

Category: The Planning Commission could consider different categories for classifying the 

Economic Development use category. 

· Option C - No Categories for Classifying Economic Development Use Category: The 

Planning Commission could consider no categories for classifying

Policy Topic 4 - Clarifications and Key Definitions in Water Allocation Policy and/or 

Ordinance

Approval Process for Water Allocation: Staff requests the Planning Commission provide input on 

the approval process. 

· Option A - Director of Housing and Community Development (HCD) delegated decision 

making authority: Staff recommends the policy and/or ordinance delegates decision-making 

authority of water allocations to the Director of Housing and Community Development 

(HCD). First, the Board would adopt the policy and/or ordinance that outlines the County’s 

allocation priorities, with the Director of HCD implementing that direction. The Policy and/or 

Ordinance would provide an appeal process as the decisions of the Director of HCD are 

appealable as outlined in the Monterey County Code (MCC). 

· Option B - Approval Process is Delegated to HCD Director, but allows for larger 

projects to be elevated to the Planning Commission and/or Board of Supervisors for 

Approval:  The Planning Commission could consider that the HCD Director is delegate 

authority for certain for Housing projects up to a certain unit count (i.e. projects larger than 20 

housing units require Planning Commission approval). 

Water Fixtures Limitations for Residential Projects - The City of Seaside currently utilizes Water 

Fixture Limitations for residential projects (Attachment 3). Seaside currently limits accessory dwelling 

units to 6.8 fixture units (0.068 acre-feet), single family homes to 10.1 fixture units (0.101 acre-feet) 

and multi-family dwelling units to 8.1 fixtures units (0.081 acre-feet). Given the limited water available 

in the MPWMD management area, a fixture limit would maximize the number of dwelling units that 

could be built. Staff recommends the Planning Commission consider water fixture limitations for new 

development in the proposed Water Allocation Policy and/or Ordinance.

· Option A - Utilize Water Fixture Limitation from the City of Seaside: The Planning 

Commission could consider utilizing the City of Seaside’s ratios for ADUs, single-family, and 

multi-family dwelling units. 

· Option B - Utilize a Different Water Fixture Limitation: The Planning Commission could 
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consider a different water fixture limitation ratio for ADUs, single-family, and multi-family 

dwelling units. Staff utilized the water allocation worksheets from MPWMD (Attachment 4) to 

calculate the types of fixtures allowed under various scenarios. A 15-unit fixture limitation 

would allow for 2 full bathrooms, a kitchen sink, a dish washer or clothes washer and have 

some additional water available for meeting landscaping requirements. 

· Option C - Proceed with No Water Fixture Limitation: The Planning Commission could 

consider no water fixture limitation for residential projects. 

Time Limit for Water Credits: Staff recommends that the Planning Commission consider a time limit 

for water credits. The City of Carmel-by-the-Sea (Attachment 2) notes that water credits expire 

when approval of the project expires. For example, if an Administrative Permit is granted a water 

credit as part of the approval process, that water credit is held by that project and deducted from the 

County’s overall water allocation for the life of the Administrative Permit. Upon expiration of the 

Administrative Permit (2 years from the date of granting the permit unless otherwise stated) and no 

action was taken to extend the life of the permit, then the project would no longer have a water credit, 

and that water credit would be made available to other projects requesting/needing water. 

Timing and Next Steps

Staff requests input from the Planning Commission on the above topic areas that should be covered in 

a Water Allocation Policy and Water Allocation Ordinance. With this feedback, Staff will continue to 

refine a draft policy and ordinance for Planning Commission consideration in Spring 2026.

OTHER AGENCY INVOLVEMENT

Housing and Community Development Department staff are working in collaboration with the Office 

of County Counsel to review the proposed policy and ordinance.

Prepared by: Sarah Wikle, Principal Planner, 831-784-5700

Approved by: Melanie Beretti, AICP, Chief of Planning, 831-755-5285

The following attachments are on file with HCD:

Attachment 1 - MPWMD Service Area Map

Attachment 2 - City of Carmel Water Allocation Ordinance and Policies 

Attachment 3 - City of Seaside Water Allocation Ordinance and Policies

Attachment 4 - MPWMD Water Allocation Worksheets for Residential and Commercial Uses

Cc: Elizabeth Gonzales, Permit Center Manager; Joshua Bowling, Chief Building Official; Craig 

Spencer, Housing and Community Development Director; Edgar Sanchez, Associate Planner; Water 

Allocation Policy Distribution List.
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Item No.5 

Agenda Ready11/5/2025Introduced: Current Status:

1 Planning ItemVersion: Matter Type:

REF250037 - WATER ALLOCATION POLICY

a. Conduct a public workshop to review and receive public input regarding policy options for a Water

Allocation Policy and Ordinance for areas in unincorporated Monterey County served by the

Monterey Peninsula Water Management District (MPWMD); and

b. Provide direction to staff.

Project Location: Unincorporated Monterey County MPWMD Water Service Area

Proposed CEQA action: A planning workshop is statutorily exempt per California Environmental

Quality Act (CEQA) 15262.

RECOMMENDATION:

It is recommended that the Planning Commission:

a. Conduct public workshop to review and receive public input regarding policy options for a Water

Allocation Policy and Ordinance for areas in unincorporated Monterey County served by the

MPWMD; and

b. Provide direction to staff.

PROJECT INFORMATION:

Planning File Number: REF250037

Project Location: MPWMD Water Service Area

Plan Area: Carmel Valley Master Plan, Greater Monterey Peninsula, Del Monte Forest, and Carmel 

Area

SUMMARY:

Monterey Peninsula Water Management District (“MPWMD” or “the District”) has adopted rules that 

govern water resources within its jurisdictional boundaries. MPWMD rules include, among other 

things, the ability to allocate water credits to local governments within its territory. This includes the 

County of Monterey (“County”).

Water allocations, or water credits, are used by MPWMD to manage water supplies within the 

District boundaries. The County, as a recipient of MPWMD water allocations, may approve new 

development projects, subject to issuance of a water permit from MPWMD, and may suballocate all 

or a portion of the County’s water allocation to a property or development. If the County approves 

the suballocation of water credits, MPWMD debits the County’s allocation when they issue a water 

permit.
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On January 27, 2025, the District adopted Ordinance No. 197 allocating 72-Acre Feet (AFY) of 

water to the County. Together with the County’s existing water allocation of 10.950 AFY of water, 

the County’s total water allocation is 82.950 AFY of water. MPWMD is responsible for providing 

groundwater management, water supply, water control and water distribution within its territory which 

includes Carmel-by-the-Sea, Del Rey Oaks, Monterey, Pacific Grove, Seaside, Sand City and 

unincorporated areas of Monterey County including Pebble Beach, Carmel, and Carmel Valley.

This new water allocated by MPWMD to the County comes from the Pure Water Monterey 

expansion project. The Pure Water Monterey project, and the recently completed expansion of the 

system, treats water and injects it into the Seaside Groundwater Basin. This treated water assists in 

addressing historic overdraft conditions and providing additional water storage for future use. At this 

time, the MPWMD allocation of 72 AFY to the County is finite and the demand by property owners 

and developers for a water allocation within the unincorporated area exceeds the finite supply. 

MPWMD staff have verbally indicated that additional allocations to local jurisdictions will be made 

available should the need arise. Conversely, some uncertainty about the source water has been 

expressed by other agencies given that a portion of the wastewater treated at the Pure Water 

Monterey facility comes from agricultural runoff. The agricultural runoff source water is interruptible, 

and it could potentially be reduced due to agricultural irrigation techniques or used for other purposes 

in the future; although no plans exist for an alternative use of the water at this time. Commitment of 

water to new housing development and other uses that further growth and development goals of the 

County are not interruptible, so the Monterey County Water Resources Agency has cautioned 

jurisdictions carefully consider commitment of the new water allocation before 2027 when the Salinas 

Valley Groundwater Sustainability Plans (GSPs) are updated by the Salinas Valley Groundwater Basin 

Groundwater Sustainability Agency. Updates to the GSPs may include some consideration of 

alternative uses for the agricultural runoff source water. 

Another constraint to development continues to exist. California-American Water (Cal-Am) remains 

subject to a cease-and-desist order (CDO) from the State Water Board. The CDO states 

“Cal-Am shall not divert water from the Carmel River for new service connections or for any 

increased use of water at existing service addresses resulting from a change in zoning or use.”

This means that Cal-Am is restricted from setting new water meters and from increasing the size of the 

existing water meter services while the CDO is in place. Certain exceptions to this restriction apply. 

While the CDO is in place, use of water credits would be limited to projects with new water fixtures 

on existing meters and to certain projects meeting the specific exemptions. MPWMD is in the process 

of applying to the State to modify portions of the CDO to remove the water meter restriction. 

The County does not have a written policy or procedure for allocating water credits to end years. 

Since the 1990s, the County’s practice has been to provide water credits to property owners on a first 

come first served basis, when a building permit is ready to issue.  

Given recent changes in state housing law requiring municipalities to prioritize utility services for 

affordable housing development, the finite allocation of water provided to the County by MPWMD, 

and the lack of formal process and procedures to prioritize the allocation of water to uses and 

development that furthers County goals and interest as it relates to growth, staff has begun 

development of a Water Allocation Policy for areas within the MPWMD service area. 
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Staff has prepared policy recommendations and options for the Commission’s consideration, 

feedback, and direction. Staff has grouped the policy areas into the following broad categories: 1) 

Water Allocation - Process and Procedures; 2) Purpose and Goals; and 3) Clarifications and Key 

Definitions in Water Allocation Policy; and 4) Clarifications in Water Allocation Ordinance. 

The purpose of a public workshop is to get initial feedback from the Planning Commission on further 

development and refinement of policy options prior to bringing a Water Allocation Policy to the 

Planning Commission for a recommendation to the Board of Supervisors. Staff is requesting that the 

Planning Commission conduct a public workshop to review and receive public input regarding policy 

options for a Water Allocation Policy for areas in unincorporated Monterey County served by 

MPWMD and provide direction to Staff. 

Staff requests that the Commission provide preliminary input to staff on the following policy options 

and recommendations. Staff will conduct further community outreach and refine the policy options and 

return to the Commission with recommendations in the form of a draft Water Allocation Policy. 

DISCUSSION:

Policy Topic 1 - Water Allocation - Process and Procedures

Staff have reviewed local ordinances and water allocation policies developed by MPWMD, the City 

of Carmel-by-the-Sea and City of Seaside (Attachments 2 and 3). Both jurisdictions have 

developed ordinances related to water management in areas requiring water from MPWMD. The 

ordinances outline a process for the allocation of water resources. Both jurisdictions require input from 

the respective City Council prior to allocation of water to ensure that the allocation aligns with the 

needs and goals of each community. Each jurisdictions adopts allocations via a resolution. 

Option A - Creation of a Water Allocation Ordinance and Water Allocation Board Policy: Staff 

recommends development of an ordinance that outlines the process for Water Allocation in the 

MPWMD area, like the cities of Seaside and Carmel-by-the-Sea that memorializes the process and 

purpose of water allocation. The ordinance would memorialize the County’s objectives when 

considering the allocation of water resources and outline the process by which the Board would 

establish water resources available for increased use. A Water Allocation Policy would then implement 

the Ordinance which is adopted by Resolution by the Board of Supervisors. The Allocation Policy can 

be amended from time to time to reflect if there are changes in priorities from water allocation and to 

reflect when additional water resources are allocated to the County from MPWMD.

Option B - Creation of a Water Allocation Board Policy only: An alternative option to adopt a 

Water Allocation Board Policy without drafting of an allocation ordinance. A Board Policy can be 

amended from time to time by the Board of Supervisors without the required two readings of an 

ordinance. The Water Allocation Policy is adopted via resolution and can be amended to reflect if 

there are changes in priorities for water allocation and to reflect when additional water resources are 

allocated to the County from MPWMD. 

Option C - Continue to Allocate Water on a “First Come, First Serve” Basis:  A third option is 

to continue to allocate water on a “first come, first serve” basis which has been HCD’s historic 
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practice. Staff has concerns with this continue approach given the recent changes in various state laws 

requiring jurisdictions to prioritize allocation of water to housing projects and the finite nature of the 

County’s water allocation from MPWMD.

Policy Topic 2 - Purpose and Goals - Water Allocation 

Staff requests the Planning Commission’s feedback on the purpose and goals of a Water Allocation 

Ordinance and Water Allocation Board Policy should the Planning Commission provide Staff direction 

on further development of a Water Allocation Ordinance and/or Water Allocation Board Policy.

· Option A - Purpose Statement for a Water Allocation Ordinance and/or Water 

Allocation Board Policy (same Purpose Statement): The County recognizes a need to 

conserve and manage its water resources to achieve adopted land use planning objectives. In 

the Monterey Peninsula Water Management District area in unincorporated Monterey County, 

the water resources are derived from a water allocation system managed by the District. It is 

the purpose and intent of this regulation to establish a water management program that:

o Provides a process for dedication of the County’s limited water resources in new 

development in the areas of the County served by MPWMD;

o Establishes a process for determining goals, objectives, and land use categories to be 

served through allocations of existing and future water resources available to the 

County; and 

o Implements the General Plan and Local Coastal Program.

· Option B - Purpose for a Water Allocation Ordinance and/or Water Allocation Board 

Policy (Same Purpose Statement): Establish a uniform policy for the allocation of limited 

water resources within the Monterey Peninsula Water Management District area.

Staff recommends Option A as it provides additional clarity on the intent and purpose of how the 

County of Monterey allocates water resources and that allocation of resources should ultimately 

further and implement the County’s goals for growth and development and implement the County’s 

General Plan and Local Coastal Program. Option B provides a different approach should the Planning 

Commission desire an alternative purpose statement that is broader in nature.

Policy Topic 3 - Water Allocation by Use Category: Staff requests the Planning Commission’s 

feedback on the specific allocation use categories and amounts that would be outlined in the Water 

Allocation Ordinance and/or Water Allocation Board Policy:

· Option A - Water Allocation Ratios:  It is the policy of the County to prioritize the allocation 

of limited water resources in the MPWMD area with the following percentages dedicated to 

each category:

o 80% of allocations shall be reserved for planned housing growth; 

o 8% of allocations shall be reserved for economic development;

o 5% of allocations shall be reserved for development of vacant land;

o 5% of allocations shall be reserved for accessory dwelling units; and

o 2% of allocations shall be retained as a strategic reserve.
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· Option B - Other Allocation Categories or Different Formula for Allocation Ratios: The 

Planning Commission could consider different allocation categories or a different formula for 

allocation ratios as an alternative option. 

Definition of Planned Housing Growth: Staff requests the Planning Commission provide input and 

feedback on how Planned Housing Growth (use category recommended to have the greatest share of 

the County’s water allocation) is defined. 

· Option A - Planned Housing Growth Definition: Based on the County’s affordable housing 

mandate as outlined in the Housing Element, staff recommends that Planned Housing Growth 

be defined as a project that is: 

o Is located in a Community Area, Rural Center, an Affordable Housing Overlay, or 

Are Housing Element Opportunity Sites; and

o Provide no fewer than the minimum percentage of total units deed restricted to 

low-income households as required by the County’s Inclusionary Ordinance or 

percentage of units required to be deed-restricted to low-income households as 

required by State Housing Law (i.e. State Density Bonus Law and/or Builders 

Remedy Law); 

o Meet a minimum density of 8 dwelling units/per 1 acre

· Option B - Alternatives to Planned Housing Growth Definition: The Planning Commission 

could add or modify the definition to include a minimum total number of units to qualify under 

the definition of planned housing growth (i.e. require a minimum of 8 dwelling units be built to 

be eligible for a water allocation) or modify other criteria as deemed appropriate.

· Option C - No Planned Housing Growth Definition: The Planning Commission could 

consider not defining of Planned Housing Growth. 

Economic Development Criteria in Water Allocation Policy and/or Ordinance: Staff requests that 

the Planning Commission provide input and feedback on criteria in the Water Allocation Policy and/or 

Ordinance. Staff meet with the Office of Economic Development as part of initial outreach for 

development of this policy. Given the goals of the Office of Economic Development and the County’s 

desire to encourage additional job generation in unincorporated Monterey County, 

· Option A - Categories for Classifying Economic Development Use Category: Staff is 

considering the following categories as indicators of a use further the County’s Economic 

Development priorities and goals:

o Revenue Generation;

o Job Creation;

o Removal of Blight (i.e. redevelopment of a vacant property or vacant building); 

and 

o Business Retention;
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These criteria were inspired by how the City of Seaside provides allocation for commercial 

development project. The Water Allocation Policy could be structured to provide a scoring system for 

projects that create more jobs and generate more revenue. (Attachment 3).

· Option B - Alternative Categories for Classifying Economic Development Use 

Category: The Planning Commission could consider different categories for classifying the 

Economic Development use category. 

· Option C - No Categories for Classifying Economic Development Use Category: The 

Planning Commission could consider no categories for classifying

Policy Topic 4 - Clarifications and Key Definitions in Water Allocation Policy and/or 

Ordinance

Approval Process for Water Allocation: Staff requests the Planning Commission provide input on 

the approval process. 

· Option A - Director of Housing and Community Development (HCD) delegated decision 

making authority: Staff recommends the policy and/or ordinance delegates decision-making 

authority of water allocations to the Director of Housing and Community Development 

(HCD). First, the Board would adopt the policy and/or ordinance that outlines the County’s 

allocation priorities, with the Director of HCD implementing that direction. The Policy and/or 

Ordinance would provide an appeal process as the decisions of the Director of HCD are 

appealable as outlined in the Monterey County Code (MCC). 

· Option B - Approval Process is Delegated to HCD Director, but allows for larger 

projects to be elevated to the Planning Commission and/or Board of Supervisors for 

Approval:  The Planning Commission could consider that the HCD Director is delegate 

authority for certain for Housing projects up to a certain unit count (i.e. projects larger than 20 

housing units require Planning Commission approval). 

Water Fixtures Limitations for Residential Projects - The City of Seaside currently utilizes Water 

Fixture Limitations for residential projects (Attachment 3). Seaside currently limits accessory dwelling 

units to 6.8 fixture units (0.068 acre-feet), single family homes to 10.1 fixture units (0.101 acre-feet) 

and multi-family dwelling units to 8.1 fixtures units (0.081 acre-feet). Given the limited water available 

in the MPWMD management area, a fixture limit would maximize the number of dwelling units that 

could be built. Staff recommends the Planning Commission consider water fixture limitations for new 

development in the proposed Water Allocation Policy and/or Ordinance.

· Option A - Utilize Water Fixture Limitation from the City of Seaside: The Planning 

Commission could consider utilizing the City of Seaside’s ratios for ADUs, single-family, and 

multi-family dwelling units. 

· Option B - Utilize a Different Water Fixture Limitation: The Planning Commission could 
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consider a different water fixture limitation ratio for ADUs, single-family, and multi-family 

dwelling units. Staff utilized the water allocation worksheets from MPWMD (Attachment 4) to 

calculate the types of fixtures allowed under various scenarios. A 15-unit fixture limitation 

would allow for 2 full bathrooms, a kitchen sink, a dish washer or clothes washer and have 

some additional water available for meeting landscaping requirements. 

· Option C - Proceed with No Water Fixture Limitation: The Planning Commission could 

consider no water fixture limitation for residential projects. 

Time Limit for Water Credits: Staff recommends that the Planning Commission consider a time limit 

for water credits. The City of Carmel-by-the-Sea (Attachment 2) notes that water credits expire 

when approval of the project expires. For example, if an Administrative Permit is granted a water 

credit as part of the approval process, that water credit is held by that project and deducted from the 

County’s overall water allocation for the life of the Administrative Permit. Upon expiration of the 

Administrative Permit (2 years from the date of granting the permit unless otherwise stated) and no 

action was taken to extend the life of the permit, then the project would no longer have a water credit, 

and that water credit would be made available to other projects requesting/needing water. 

Timing and Next Steps

Staff requests input from the Planning Commission on the above topic areas that should be covered in 

a Water Allocation Policy and Water Allocation Ordinance. With this feedback, Staff will continue to 

refine a draft policy and ordinance for Planning Commission consideration in Spring 2026.

OTHER AGENCY INVOLVEMENT

Housing and Community Development Department staff are working in collaboration with the Office 

of County Counsel to review the proposed policy and ordinance.

Prepared by: Sarah Wikle, Principal Planner, 831-784-5700

Approved by: Melanie Beretti, AICP, Chief of Planning, 831-755-5285

The following attachments are on file with HCD:

Attachment 1 - MPWMD Service Area Map

Attachment 2 - City of Carmel Water Allocation Ordinance and Policies 

Attachment 3 - City of Seaside Water Allocation Ordinance and Policies

Attachment 4 - MPWMD Water Allocation Worksheets for Residential and Commercial Uses

Cc: Elizabeth Gonzales, Permit Center Manager; Joshua Bowling, Chief Building Official; Craig 

Spencer, Housing and Community Development Director; Edgar Sanchez, Associate Planner; Water 

Allocation Policy Distribution List.
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Chapter 17.50
WATER MANAGEMENT PROGRAM1

Sections:
17.50.010    Purpose.

17.50.020    Water Conservation.

17.50.030    Allocation of Water Resources.

17.50.040    Effects of Allocation.

17.50.010 Purpose.

The City recognizes a need to conserve and manage its water resources to achieve adopted land use planning

objectives. The water resources of the City are presently derived from a water allocation system implemented by

the Monterey Peninsula Water Management District. It is the purpose and intent of this chapter to establish a

water management program that:

A. Reduces unnecessary water consumption in existing and new development;

B. Provides a process for dedication of the City’s limited water resources in new development;

C. Establishes a process for determining the broad land use categories to be served through allocations of

existing and future water resources available to the City; and

D. Implements the General Plan and Coastal Land Use Plan. (Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004).

17.50.020 Water Conservation.

Water conservation is an integral part of the City’s water management program. Water resources available to the

City are limited. In some cases, water conservation can increase the effective supply and allow development

that otherwise would not be possible. Water conservation in new development can reduce the demand from each

project and thereby increase the number of projects that can be served with available resources. It is the intent

of this chapter to establish uniform standards for water conservation and to provide guidance on the manner in

which conserved water is to be used within the City’s total water management program.

A. Uniform Standards for Plumbing Fixtures. The use of water-conserving plumbing fixtures shall be required for

all new construction. All existing plumbing fixtures within any building that do not comply with the adopted

standards for water conservation shall be replaced with complying fixtures upon issuance of any building permit

authorizing substantial construction. Standards for water-conserving plumbing fixtures and the criteria for when

such fixtures are required are established in Chapter 15.28 CMC.

The Carmel-by-the-Sea Municipal Code is current through Ordinance 2024-02, passed December 3, 2024.
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B. Landscaping Standards. It is recognized that the irrigation of plants used in landscaping can consume large

quantities of water. Proper design of irrigation systems and proper selection of plant species can significantly

reduce water consumption while achieving a more natural appearance in community design through the use of

native plants and other species habituated to the central coast. See landscaping standards contained in Chapter

17.34 CMC, Landscaping. (Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004).

17.50.030 Allocation of Water Resources.

A. Allocation. Following a public hearing, the City Council shall establish an allocation of water resources

available for increased use by adopting an allocation resolution. The resolution shall define:

1. The remaining quantity of water available to the City including any new supplies made available since

adoption of the last allocation resolution;

2. A list of defined land use or project categories for which water will be made available;

3. A discrete quantity of water, expressed in acre-feet per year, to be allotted for each defined land use

category; and

4. A discrete quantity of water to be held as unallocated reserves.

B. Planning Commission Review and Monitoring. Before adoption of an allocation resolution, the City Council

shall consider recommendations on the appropriate distribution of water to implement the General Plan and the

Local Coastal Program as determined by the Planning Commission. Each allocation resolution shall reserve at

least 10 percent of available water resources for projects that will create new affordable housing units for

moderately low-, low- or very low-income households. Each allocation resolution also shall ensure that water is

reserved for anticipated projects serving coastal recreation, access and essential public services. The allocation

resolution shall remain in effect until replaced by a subsequent resolution containing the same information, and

following the same process as outlined above. The Planning Commission should review water allocations for

consistency with the General Plan and the Local Coastal Program on an annual basis and forward any

recommendations for change to the City Council during the last month of each calendar year.

C. Unallocated Reserves. Water held in unallocated reserves shall not be used for any project or land use

change until transferred to a defined allocation category. Such transfers shall be made by adopting a new

allocation resolution as described in subsection (A) of this section. Reserves are intended to provide a means of

adjusting water allocations to respond to changing conditions and General Plan policy. If new water resources

become available to the City by action of the Monterey Peninsula Water Management District, they shall be

placed in unallocated reserves administratively until distributed to other categories through adoption of a new

allocation resolution. (Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004).

17.50.040 Effects of Allocation.
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The purpose and effect of establishing categories for the allocation of water supplies are to limit access to water

to those categories that are consistent with the General Plan and the Local Coastal Program. No change in land

use shall be allowed through any permit or license that could result in a net increase in water use unless such

change has been approved in accordance with all applicable provisions of the water management program. In

determining whether a project may result in a net increase in water use the rules and regulations of the Monterey

Peninsula Water Management District shall be followed.

A. Acceptance of Applications. The Department of Community Planning and Building shall monitor the water

allocations established by resolution of the City Council (CMC 17.50.030, Allocation of Water Resources). Each

proposed change in land use or project for which an application is submitted shall be evaluated to determine

whether its approval could result in a net increase in water use as defined by the Water Management District.

Projects involving no net increase in water use or that will create new housing affordable to moderate, low- or

very low-income households may be accepted and processed without regard to water allocations. For projects

that may result in a net increase in water use, the following procedure shall be used by the Department:

1. The project shall first be classified into one or more land use categories based on the type of project.

(For example, a mixed-use project would be classified into both the commercial and multifamily residential

categories.)

2. An estimate shall then be made of the net increase in water use that would result from the project within

each land use category.

3. If the project would require water from a land use category for which no allocation has been made, the

application shall be returned to the applicant and shall not be processed.

4. If the project would require more water from a land use category than currently remains, after

considering the original allocation minus all existing pre-commitments and dedications, the application shall

be returned to the applicant and shall not be processed or shall be denied. An exception shall be allowed if

the project would create housing affordable to moderate, low- or very low-income households. In such

cases, the project shall be processed and then put on a waiting list until water resources become available.

5. If the project requires water and there is a sufficient supply remaining in the allocation for each category

affected by the project to fully meet the anticipated demand, the application may be accepted for

processing after meeting all requirements for a complete application established by the City.

6. Upon acceptance of an application as complete by the department, a pre-commitment of water resources

shall be temporarily assigned to the project during processing of the application. The department shall keep

a record of the remaining balance of water within each allocation category and a running total of all

temporary pre-commitments and dedications to ensure that applications are not accepted for processing for

which water would be unavailable upon approval. For projects that are denied or abandoned, the pre-

The Carmel-by-the-Sea Municipal Code is current through Ordinance 2024-02, passed December 3, 2024.
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commitment shall be terminated and the water shall be administratively restored to its original allocation

category.

B. Approval of Applications. Once an application for a project requiring water resources has been approved, the

Department shall permanently reduce the remaining balance within each allocation category affected by the

project and shall issue a water release to the Monterey Peninsula Water Management District authorizing a debit

to the City’s water allocation. This action shall terminate the temporary pre-commitment of water resources and

create a permanent dedication of water resources to the project, subject to all applicable time limits established

in the permit or by the municipal code.

C. Abandonment of Dedicated Water Resources. Upon making a determination that a water release has expired

without use, or that time limits applicable to a project have expired without implementation, all water previously

dedicated to a project, but not used, shall be considered abandoned. All water abandoned or not used by such

unimplemented projects shall be returned to the allocation category from which it originated and shall become

available for use by subsequent projects. For projects that are implemented and water demand was

overestimated, any remaining, unused water shall be credited back to the City’s unallocated reserve. (Ord. 2004-

02 § 1, 2004; Ord. 2004-01 § 1, 2004).

    Prior legislation: Ords. 87-14 and 93-11.

The Carmel-by-the-Sea Municipal Code is current through Ordinance 2024-02, passed December 3, 2024.
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City of Seaside Water Allocation Program for Residential In-
Fill Development  

 
April 3, 2025 

 
This Water Allocation Program for Residential Infill Development (the “Program”) 
applies to requests for a water allocation from the City of Seaside to support the 
development of existing residential sites within the California American Water Company 
(Cal Am) service area. Water for Accessory Dwelling Units (ADUs) or Junior Accessory 
Dwelling Units (JADUs) is covered under a separate program and the provisions of this 
Program are inapplicable to those units.  This Program shall not apply to properties 
located within the service areas of the Seaside Municipal Water Company or the Marina 
Coast Water District.   
 
Processing and Allocation 
 
If the proposed project requires an Architectural Review as described in Section 
17.62.030 of the Municipal Code, water credits shall be tentatively reserved at the time of 
application for an Architectural Review.  If no Architectural Review is required, water 
credits for a project shall be tentatively reserved at the time of Building Permit submittal. 
These credits shall be held in reserve while the application(s) remain active.  Applications 
that are withdrawn or have expired shall lose any water reservation, although a new 
application may be submitted if water supplies remain available. Water reservations shall 
be made on a first-come, first served basis, except that during the first six months 
following the date of establishment of this Program eligibility shall be limited to those on 
the existing wait list maintained by the community development department as of the 
date of establishment of this Program. 
 
Requests for water credits shall be reviewed by the community development department, 
and water credits shall be issued by the community development department at the time 
of Building Permit issuance. The City shall have the right to recover any issued credits if 
the project is not pursued to completion. A Certificate of Occupancy shall be required in 
order to finalize the allocation of water.   
 
Water credits may not be transferred from one property to another. If the project is 
transferred from one owner to another owner, the water credits will persist with the 
project until the project is allocated water or the application becomes inactive as 
described herein 
 
The community development department shall be responsible for tracking the total 
amount of water allocated under this Program and is authorized to pause the allocation of 
additional water if it appears that insufficient water remains to support additional 
projects. 
 
The Zoning Administrator shall have the authority to enact such practices as deemed 
necessary and appropriate for the implementation of this Program, and to make 
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interpretations regarding the provisions of this Program and how they may apply to 
individual circumstances.   
 
All references to water allocations, water fixtures, and fixture units shall be interpreted in 
a manner consistent with current water allocation programs established by MPWMD. 
 
Eligibility for new Single-Family Dwellings (SFDs) 
 

a) Water for new Single-Family Dwellings (SFDs) on vacant lots of record may be 
provided as follows: 

 
1. Each SFD may receive up to a maximum of 10.1 fixture units (0.101 acre-

feet per year [AFY]) of water.  Water allocations may only be applied to 
the SFD and to no other purpose.    

2. Unused water credits from one unit may not be transferred to another unit 
(for example, if a unit utilizes only 9.1 fixture units of water, the 
additional fixture unit may not be transferred elsewhere). 

3. Water credits shall only be available to those units which are actually built 
(for example, if one unit is built on two lots of record, a total of 10.1 
fixture units shall be available for that unit). 

4. If a vacant lot of record is large enough that it may be subdivided in such a 
manner that all resultant lots containing residential units meet the 
minimum lot size requirements which are specified in Section 17.12.050 
of the Seaside Municipal Code, then each resultant lot shall be eligible to 
receive a full water allocation once subdivided.  
 

b) Water may be allocated for expansions, remodels, or replacement of existing 
SFDs, provided that the total amount of water for which a Single-Family 
Dwelling (including both existing and proposed fixtures) shall be eligible is 10.1 
fixture units (0.101 AFY).  All existing fixtures, including fixtures installed 
utilizing MPWMD’s second bathroom protocol program, shall count towards this 
total.   
 

c) All proposed fixtures installed shall be high-efficiency or ultra-high efficiency 
fixtures, as appropriate, including ultra-high-efficiency toilets (UHET), high-
efficiency clothes washers (HECW), and high efficiency dishwashers.  Existing 
fixtures within the SFD shall be retrofitted to these standards as well.   
 

d) Notwithstanding the above, an SFD which does not possess a clothes washer and 
has not previously received a water allocation under this Program may receive 
one fixture unit (0.01 AFY) for the installation of an HECW without the need to 
retrofit existing fixtures.   
 

e) Fixtures which would be eligible for MPWMD’s second bathroom protocol 
program are not eligible to receive water under this Program.   
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f) Water credits may not be used for the installation or enlargement of swimming 
pools or the installation of utility sinks.  Existing swimming pools shall not count 
towards the 10.1 fixture unit per unit maximum for expansion, remodel, or 
replacements.   
 

g) Prior to Building Permit issuance, the applicant shall demonstrate either the 
existence at the property of a water meter, adequately sized for the proposed 
dwelling and available for use, or shall provide substantial evidence that 
necessary approvals have been obtained so as to allow for the installation of a 
water meter within 12 months of the issuance of a Building Permit.   
 

h) For the purposes of this Section, a “vacant lot of record” shall consist of land 
which has not been occupied by any dwelling unit within the past ten years.   
 

i) For the purposes of this Section, a “Single-Family Dwelling” shall include 
townhomes or residential project in which only one primary unit is located on a 
lot of record, but shall not apply to condominiums or other airspace subdivisions 
(which shall be classified as Multi-Family Dwellings).   
 

Eligibility for Multi-Family Dwellings (MFDs) 
 
a) Water for new Multi-Family Dwellings (MFDs) on vacant sites may be provided 

an allocation of 8.1 fixture units (0.081 AFY) of water.  This water may be 
divided among the units as desired by the developer. 

 
b) Expansions, remodels, or replacement of existing MFDs will not be eligible to 

receive additional water, except that units which do not have an existing clothes 
washer may receive one fixture unit (0.01 AFY) in order to install a clothes 
washer.   

 
c) All fixtures installed shall be high-efficiency or ultra-high efficiency fixtures, as 

appropriate, including ultra-high-efficiency toilets (UHET), high-efficiency 
clothes washers (HECW), and high efficiency dishwashers. 
 

d) Clothes washers, if provided, shall be provided equally to all units within a 
development.  . 
 

j) Water credits may not be used for the installation of swimming pools or utility 
sinks.   
 

e) Water credit allocations in excess of 0.5 AFY shall require approval of the water 
allocation committee.  When determining whether to allocate water to a particular 
project, the water allocation committee may take into consideration such factors 
as the timing of construction of the project.  The water allocation committee may 
place shorter timelines for action on projects receiving in excess of 0.5 AFY to 
ensure that water credits are available for projects with short implementation 
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timelines.  Decisions of the water allocation committee may be appealed to the 
City Council. 
 

f) Prior to Building Permit issuance, the applicant shall demonstrate either the 
existence at the property of a water meter, adequately sized for the proposed 
development, or shall provide substantial evidence that necessary approvals have 
been obtained so as to allow for the installation of a water meter within 12 months 
of the issuance of a Building Permit. 
 

g) For the purposes of this Section, a “vacant site” is a legal lot of record or multiple 
lots of record (or any portion thereof) occupied by the proposed multifamily 
development which has not been occupied by any dwelling unit within the past 
ten years.  Units shall be determined to be a part of the same development if they 
share or make use of common facilities such as parking, open space, property 
management, etc and/or do not have clearly defined boundaries or fences between 
the units.  
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 City of Seaside ADU Water Allocation Policy

1. The City will allocate water for ADU developments on a first come first serve basis.
(SMC 13.24.025C)

2. Residential Accessory Dwelling Unit (ADU) categories (SMC 13.24.025C):

a. Deed Restricted ADUs:  Deed Restricted ADU development requires a deed 
restriction to be recorded with the County Recorder requiring the ADU be 
restricted to provide rental housing to a Low or Very Low Income renters as 
published by the Housing and Urban Development (HUD) or to a renter 
utilizing Housing Choice Vouchers (formerly Section 8 vouchers). The deed 
restriction shall be in place for 45 years.  There will be no cost for a water 
release permit for Deed Restricted ADUs.

b. Unrestricted ADUs:  Unrestricted ADU developments which are required to 
purchase a water release permit will be charged $2,500 per fixture unit.

3. Applicants are required to retrofit all existing main house water fixtures and 
appliances to high efficiency water fixtures as part of their Water Release Permit 
application. (SMC 13.24.025C)

4. The maximum water the City will allocate per ADU is 6.8 fixture units, sufficient to 
provide high efficiency (HE) fixture units as identified below: (Resolution 20-102) 

*Optional

Fixtures Fixture Units
Washbasin 1
Toilet – High Efficiency 1.3
Shower 2
Kitchen Sink with High Efficiency Dishwasher 1.5
High Efficiency Clothes Washer (5.0 water factor or less)* 1
Total 6.8
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MONTEREY PENINSULA WATER MANAGEMENT DISTRICT 
RESIDENTIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION 

NOTE: When approved and signed by the Jurisdiction, this form must be submitted with complete Construction Plans to 
conserve@mpwmd.net 

5 Harris Court, Bldg. G (Ryan Ranch) ♦ Monterey, CA 93940 ♦ (831) 658-5601
Completing the Water Release Form & Water Permit Application does not guarantee issuance of a Water Permit. 

ALL SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED.  (Please print firmly) 

2. AGENT/REPRESENTATIVE INFORMATION:

Name:

Daytime telep hone:

E-Mail  Address:

1. OWNERSHIP INFORMATION:

Name:

Daytime telep hone:

E-Mail  Address:

3. PROPERTY INFORMATION:

- 

Address: _ _ _ _ _ _ _ _ _ _

Water Company serving parcel:  Assessor's Parcel Number (APN) -

Is a Water Meter needed?  YES    or    NO     If yes, how many?

NOTE:  Separate Water Meters are required for each User, other than certain Residential uses that may qualify for in-line meters.

4. PROJECT DESCRIPTION (Be thorough and detailed):

5. INSTRUCTIONS:  Table No. 1 should list the fixtures on the property as they exist before the project.  Table No. 2 should reflect all
fixtures on the property after the project is completed. Only one Master Bathroom can be designated per Dwelling Unit.

Table No. 1 Existing Property Fixture Count Table No. 2 Post Project Fixture Count 
(All fixtures before project) (All fixtures after project) 

     Fixture       Value       Count Type of Fixture Fixture          Value         Count 
________ x  1.0 = ________ Washbasin  ________ x 1.0 = __________ 

Type of Fixture
Washbasin
Two Washbasins in the Master Bathroom  ________ x 1.0 = ________ Two Washbasins in the Master Bathroom  ________ x 1.0 = __________ 
Toilet, Ultra Low-Flush (1.6 gallons-per-flush) ________ x  1.8 = ________ Toilet, Ultra Low-Flush (1.6 gallons-per-flush) ________ x  1.8 = __________ 
Toilet, High Efficiency (HET) ________ x  1.3 = ________ Toilet, High Efficiency (HET) ________ x 1.3 = __________ 
Toilet, Ultra High Efficiency (UHET) ________ x 0.8 = ________ Toilet, Ultra High Efficiency (UHET) ________ x 0.8 = __________ 
Urinal, Pint (0.125 gallon maximum) ________ x 0.1 = ________ Urinal, Pint (0.125 gallon maximum) ________ x 0.1 = __________ 
Urinal, Zero Water Consumption ________ x 0.0 = ________ Urinal, Zero Water Consumption ________ x 0.0 = __________ 
Master Bath (one per Dwelling):Tub&Shower Stall_______ x 3.0 = ________ 
Large Bathtub (may have Showerhead above) ________ x 3.0 = ________ 
Standard Bathtub or Shower Stall (one head) ________ x 2.0 = ________ 

Master Bath (one per Dwelling):Tub&Shower Stall __ ____ x 3.0 = __________ 
Large Bathtub (may have Showerhead above)  ________ x 3.0 = _________ 
Standard Bathtub or Shower Stall (one head)   _______  x 2.0 = __________ 

Additional shower heads, body spray, etc) ________ x 2.0 = ________ Additional shower heads, body spray, etc  ________ x 2.0 = __________ 
Shower System, Rain Bar/ Custom Shower (specs) ________ x 2.0 = ________ Shower System, Rain Bars/Custom Shower (specs)________x 2.0 = __________ 
Kitchen Sink (with optional Dishwasher) ________ x  2.0 = ________ Kitchen Sink (optional dishwasher)  ________ x 2.0 = __________ 
Kitchen Sink with High Efficiency Dishwasher ________ x  1.5 = ________ Kitchen Sink with High Efficiency Dishwasher  ________ x  1.5 = __________ 
Dishwasher, each additional (with optional sink) ________ x  2.0 = ________ Dishwasher, each additional (optional sink) ________ x  2.0 = __________ 
Dishwasher, High Efficiency (with opt. sink) ________ x  1.5 = ________ Dishwasher, High Efficiency (with opt. sink) ________ x  1.5 = __________ 
Laundry Sink/Utility Sink (one per Site) ________ x  2.0 = ________ Laundry Sink/Utility Sink (one per Site)  ________ x  2.0 = __________ 
Clothes Washer ________ x  2.0 = ________ Clothes Washer  ________ x  2.0 = __________ 
Clothes Washer, (HECW)   ________ x  1.0 = ________ Clothes Washer, (HECW)         ________ x  1.0 = __________ 
Bidet ________ x  2.0 = ________ Bidet ________ x  2.0 = __________ 
Bar Sink ________ x  1.0 = ________ Bar Sink ________ x  1.0 = __________ 
Entertainment Sink ________ x  1.0 = ________ Entertainment Sink ________ x  1.0 = __________ 
Vegetable Sink ________ x  1.0 = ________ Vegetable Sink  ________ x  1.0 = __________ 
Swimming Pool (each 100 sq-ft of pool surface) ________ x  1.0 = ________ Instant-Access-Hot-Water System (fixture credit) ________ x -0.5  =  __________ 
Other _______________________________ ________ x  ____ = ________ 
Other _______________________________ ________ x  ____ = ________ Subtotal proposed indoor fixtures        =  __________   
Other _______________________________ ________ x  ____ = ________ Landscape – Refer to District Rule 142.1 
Other _______________________________ ________ x  ____ = ________  “Water Efficient Landscape Requirements”  ________ x  ___ = ________ 

 Swimming Pool (each 100 sq-ft of pool surface) ________ x 1.0 = __________
● Use this fixture count if a previous Permit was issued utilizing the Master 
Bathroom Credit. (Tub may be large.) See District staff for more information. 

EXISTING FIXTURE UNIT COUNT TOTAL   =  PROPOSED FIXTURE UNIT COUNT TOTAL  = 

In completing the Water Release Form, the undersigned acknowledges that any discrepancy or mistake may cause rejection or delay in processing of the 
application.  Additionally, the undersigned is responsible for accurately accounting for all water fixtures.  If the fixture unit count changes without 
notification to the District, or if a difference in fixtures is documented upon official inspection, Water Permits for the property may be canceled.  In 
addition, water fixtures installed without a Water Permit may be cause for interruption of the water service to the Site, additional fees and penalties, the 
imposition of a lien on the property, and deduction of water from the local Jurisdiction’s Allocation.  The property owner/Applicant is required to notify 
the District and provide Construction Plans as appropriate for each change in the Project made prior to use or occupancy that may affect the project’s 
Capacity to use water. “PUBLIC ACCESS TO WATER RECORDS” DEED RESTRICTION IS REQUIRED FOR ALL WATER PERMITS. 

6. I certify under penalty of perjury that the information provided on this Water Release Form & Water Permit Application is to my
knowledge correct, and the information accurately reflects water use presently planned for this property.

Signature of Owner/Agent  Date 

AUTHORIZATION FOR WATER PERMIT – JURISDICTION USE ONLY 

This form expires after five years from date of authorization for this project by the Jurisdiction or more frequently as determined by the Jurisdiction. 

Capitalized terms are defined in MPWMD Rule 11, Definitions 
U:\demand\Work\Forms\Applications\Residential Water Release & Permit Application Revised 20250301.pdf

Water Entitlement Public Credits 

Print Name

City/County Permit Number _____________________

Pure Water 

Authorized by: 

WDS (Private Well)
Second Bathroom Protocol No Water Needed 

OtherParalta/Pre-Paralta Allocation

Date Amount Notes
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MONTEREY PENINSULA WATER MANAGEMENT DISTRICT 
NON-RESIDENTIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION 

NOTE: When approved and signed by the Jurisdiction this form must be submitted with final and complete Construction Plans to: 
conserve@mpwmd.net 

5 Harris Court, Bldg. G ~ Monterey, CA 93940  ~ (831) 658-5601 ~ www.mpwmd.net   
Completing the Water Release Form & Water Permit Application does not guarantee issuance of a Water Permit. 

ALL SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED.  (Please print firmly) 
1. OWNERSHIP INFORMATION: 2. AGENT/REPRESENTATIVE INFORMATION:
Name: Name:   

Daytime telephone: Daytime telephone: 

E-Mail Address: E-Mail Address:
3. PROPERTY INFORMATION:

Year building was constructed?  Existing Square-footage  Proposed Square-footage 

Address: - - 

Water Company serving parcel:  

 Assessor Parcel Number  

NOTE:  Separate water meters are required for each User.     Cal-AM Account Number: 
4. Type of Non-Residential Use:

5. Project Description (Be thorough and detailed):

Any change in Use/Expansion of Use requires a Water Permit. Deed Restriction Required for all Water Permits. Mandatory Retrofit Upon Expansion of Use. 

Existing Group I (All Uses before project) Post Project Group I (All Uses after project) 
Users in this category are low water uses where water is primarily used for employee hygiene and minimal janitorial uses. Examples are shown below. 

SqFt       Factor  Capacity SqFt            Factor      Capacity
_________ x  0.00007 = _________ _________ x  0.00007 = __________  
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 
_________ x 0.0 0007 = _________ _________ x 0.00007 = __________ 
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 
_________ x  0.00007 = _________ _________ x 0.00007 = __________ 
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 
_________ x 0.00007 = _________ _________ x 0.00007 = __________ 

Type of Use    
Auto Uses 
Bank  
Dry Cleaner (No Onsite Laundry) 
Gym 
Nail Salon and/or Hair Salon
Office 
Retail 
Supermarket 
Warehouse 
Tasting Room (ABC Type 2) _________ x 0.00007 = _________ 

Type of Use 
Auto Uses 
Bank  
Dry Cleaner (No Onsite Laundry) 
Gym 
Nail Salon and/or Hair Salon 
Office 
Retail 
Supermarket 
Warehouse 
Tasting Room (ABC Type 2) _________ x 0.00007 = __________ 

Existing Group II (All Uses before project)  Post Project Group II (All Uses after project) 
Users in this category prepare and/or sell food/beverages that are primarily provided to customers in/on disposable tableware. Food with high moisture content and liquid 
food may be served on reusable tableware. Glassware may be used to serve beverages. Users in this category are not full-service restaurants. 

Type of Use    SqFt        Factor   Capacity Type of Use  SqFt           Factor      Capacity
Bakery _________ x  0.0002 = _________ Bakery _________ x  0.0002 = __________ 
Catering _________ x  0.0002 = _________ Catering _________ x  0.0002 = __________ 
Coffee House  _________ x 0.0002 = _________ Coffee House _________ x 0.0002 = __________ 
Deli _________ x  0.0002 = _________ Deli _________ x 0.0002 = __________ 
Ice Cream Shop/Sandwich Shop _________ x 0.0002 = _________ Ice Cream Shop/Sandwich Shop _________ x 0.0002 = __________ 
Pizza _________ x 0.0002 = _________ Pizza _________ x 0.0002 = __________ 

Existing Group III (All Uses before project) Post Project Group III (All Uses after project) 
Type of Use    Quantity/SF       Factor  Capacity Type of Use Quantity/SF       Factor    Capacity
Assisted Living (more than 6 beds) _________ x  0.085 bed = _________ Assisted Living (more than 6 beds) _________ x  0.085 bed = __________ 
Bar (ABC License-Indoor/Outdoor) _________ x  0.0002 sf = _________ Bar (ABC License-Indoor/Outdoor) _________ x  0.0002 sf = __________ 

_________ x 0.0 002 sf = _________ _________ x 0.0002 sf = __________ 
_________ x 0.0567 station = _________ _________ x 0.0567 station = __________ 
_________ x  0.0072 person = _________ _________ x  0.0072 child = __________ 
_________ x 0.020 bed = _________ _________ x 0.020 bed = __________ 
_________ x 0.12 machine = _________ _________ x 0.12 machine = __________ 

Dry Cleaner (with Onsite Laundry) 
Dog Grooming 
Child/Dependent Adult Day Care 
Dormitory - at institutional facility
Laundromat 
Motel/Hotel/Bed &Breakfast _________ x 0.064 room = _________ 

Dry Cleaner (with Onsite Laundry) 
Dog Grooming 
 Child/Dependent Adult Day Care 
Dormitory  at institutional facility
Laundromat 
Motel/Hotel/Bed & Breakfast _________ x 0.064 room = __________ 

w/Large Tub (add to room) _________ x  0.03 tub = _________ w/Large Tub (add to room) _________ x  0.03 tub = __________ 
w/Each Showerhead beyond one _________ x  0.02 per head = _________ w/Each Showerhead beyond one _________ x  0.02 per head = __________ 

Irrigated area (within 10 ft. of bldg.) _________ x ETWU 1 = _________ Irrigated area (within 10 ft. of bldg.) _________ x ETWU = __________ 
Plant Nursery _________ x 0.00009 sf = _________ Plant Nursery _________ x 0.00009 sf = __________ 
Public Toilet _________ x 0.058 toilet = _________ Public Toilet _________ x 0.058 toilet = __________ 
Public Urinal _________ x  0.036 urinal = _________ Public Urinal _________ x  0.036 urinal = __________ 
Zero Water Consumption Urinal _________  No value = _________ Zero Water Consumption Urinal _________ no value = __________ 
Recreational Vehicle (RV) Hookup _________ x  0.064 af = _________ Recreational Vehicle (RV) Hookup _________ x  0.064 af = __________ 
Restaurant (Includes Bar/Brewpub Seat)_________ x 0.02 seat = _________ Restaurant (Includes Bar/Brewpub Seat)_________ x 0.02 seat = __________ 

Ext. Seats above Allowance _________ x 0.01 seat = _________ Ext. Seats above Allowance _________ x 0.01 seat = __________ 
Ext. Seats within Allowance _________ x No value = _________ Ext. Seats within Allowance _________ x No Value = __________ 

Restaurant (24-Hour and Fast Food) _________ x 0.038 seat = _________ Restaurant (24-Hour and Fast Food) _________ x 0.038 seat = __________ 
School/Church _________ x 0.00007 sf = _________ School/Church _________ x 0.00007 sf = __________ 
Self-Storage _________ x 0.0008 unit = _________ Self-Storage _________ x 0.0008 unit = __________ 
Skilled Nursing/Alzheimer’s Care _________ x 0.120 bed = _________ Skilled Nursing/Alzheimer’s Care _________ x 0.120 bed = __________ 
Spa _________ x 0.05 spa = _________ Spa  _________ x 0.05 spa = __________ 
Swimming Pool (each 100 sq-ft of pool surface) _________ x 0.02 sf = _________ Swimming Pool (each 100 sq-ft of pool surface) _________  x 0.02 sf = __________ 
Theater _________ x 0.0012 seat = _________ Theater _________ x 0.0012 seat = __________ 
EXISTING Capacity  TOTAL = PROPOSED Capacity TOTAL = __________ 

Group IV – Modified Uses 
Reduced water Capacity and have received a Water Use Credit or modified factor from the District = 
New/Refurbished Landscape – Refer to District Rule 142.1 “Water Efficient Landscape Requirements” = 

PROPOSED WATER CAPACITY (DIFFERENCE BETWEEN EXISTING CAPACITY –POST PROJECT CAPACITY)  =  
NOTE: Water Factors are subject to change by Board action.  (Jurisdiction must authorize water for positive result) 

In completing this Water Release Form, the undersigned (as owner or as agent for the property owner) acknowledges that any discrepancy or mistake may cause rejection or delay in 
processing of the application.  Additionally, the undersigned is responsible for accurately accounting for the type of Non-Residential use. Changes of Use or Expansions completed 
without a Water Permit may result in additional fees and penalties, the imposition of a lien on the property, and the deduction of water from the local Jurisdiction’s Allocation.  

I certify, under penalty of perjury, that the information provided on this Water Release Form & Permit Application is to my knowledge correct, 
and the information accurately reflects the changes presently planned for this property. 

Signature of Owner/Agent Date 

1 See MPWMD Rule 142.1 

Is a Water Meter needed? yes no How many meters needed?

 Paralta/Pre-Paralta WDS (private well)    No Water NeededPure Water       Water Entitlement      Public Credits 

Authorized By AmountDate

City/County Permit ____________________________ 

This form expires after five years from date of authorization for this project by the Jurisdiction or more frequently as determined by the Jurisdiction.

Other

Notes
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