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EXHIBIT A 
DRAFT RESOLUTION 

 
Before the Chief of Planning 

in and for the County of Monterey, State of California 
 

In the matter of the application of:  
ZHANG JIAXIANG & DING YUANYUAN (PLN230289)  
RESOLUTION NO. 26-023 
Resolution by the County of Monterey Chief of 
Planning: 

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

2) Approving an Administrative Permit and 
Design Approval to allow for construction of 
a 5,459 square foot two-story single-family 
dwelling with an 805 square foot attached 
garage, a 954 square foot detached garage 
and associated site improvements; and 2) 
Removal of three (3) Oak trees.  

[PLN230289 ZHANG JIAXIANG & DING YUAN 
YUAN, 5486 Quail Meadows Drive, Carmel, Carmel 
Valley Master Plan (Assessor's Parcel Number 157-
171-017-000)] 

 

 
The ZHANG JIAXIANG & DING YUANYUAN application (PLN230289) came on for an 
administrative decision before the County of Monterey Chief of Planning on March 4th, 
2026.  Having considered all the written and documentary evidence, the administrative 
record, the staff report, oral testimony, and other evidence presented the County of 
Monterey Chief of Planning 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 (General Plan); 
- Carmel Valley Master Plan (CVMP); and 
- 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 5486 Quail Meadows Drive, 
Carmel, Carmel Valley Master Plan (Assessor’s Parcel Number: 157-171-
017-000). The parcel is zoned Low Density Residential, with Building 
Site, Design Control, Site Plan Review, and Residential Allocation 
Zoning overlays, or “LDR/B-6-D-S-RAZ”, which allows for the 
establishment of a first single-family dwelling and accessory structures 
as principally allowed uses. The Site Plan Review overlay requires an 
Administrative Permit for all construction of structures, additions, and 
the deposit or removal of materials pursuant to Title 21 section 
21.45.040.B. The Design Control overlay requires the granting of a 
Design Approval for all structures as outlined in Chapter 21.44. The 
project involves the construction of a 5,459 square foot two-story 
single-family dwelling with an 805 square foot attached garage, a 954 
square foot detached garage and associated site improvements, which 
includes 4,894 square feet of impervious patios, loggia, and driveway, 
as well aa 53 square foot north deck, a 54 square foot west deck, and 42 
square foot porch. The project also involves approximately 778 cubic 
yards of cut and 683 cubic yards of fill. Additionally, the project 
includes the removal of three Oak trees. As outlined in Finding 3, the 
removal complies with regulations outlined for the removal of protected 
trees. Therefore, the project is allowed to use land for this site.  
 
The site plans included in this project illustrate an approximately 1,199 
square foot Accessory Dwelling Unit (ADU). Pursuant to Title 21 
section 21.64.030 and Government Code section 65852.2, construction 
of an ADU shall be processed ministerially. Although a planning 
entitlement is not required and approval for the construction of an ADU 
is not a part of this discretionary application, the ADU is dependent and 
accessory to a single-family dwelling. Therefore, the ADU remains in 
the plans.  

  c)  Lot Legality. The subject property (174,240 square feet), APN: 157-
171-017-000, is identified in its current configuration as Parcel A on a 
Record of Survey as shown on Volume 17 of Cities & Towns Page 42 
as Lot 17 recorded on September 13th, 2021 (Volume 35 of Surveys, 
Page 58). Therefore, the County recognizes the subject property as a 
legal lot of record. 

  d)  Design/Neighborhood and Community Character. Pursuant to Title 21, 
Chapter 21.44, the project site and surrounding area are designated as a 
Design Control Zoning District (“D” zoning overlay), which is intended 
to regulate the location, size, configuration, materials, and colors of 
structures to assure the protection of the public viewshed and 
neighborhood character. The proposed development includes colors and 
materials consisting of beige plaster siding, stone veneer, army green 
“secret garden” window frames, clay tile roofing, and flag stone 
walkways. The proposed colors and materials are compatible with the 
surrounding environment and are consistent with the surrounding 
neighborhood character. Exterior lighting shall be consistent with the 
Design Guidelines for Exterior Lighting adopted by the Board of 
Supervisors pursuant to Title 21 Section 21.63.020. The exterior 
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lighting will be approved prior to the issuance of building or grading 
permits and shall be implemented through the County’s standard 
condition. The proposed design is consistent with the neighboring 
development and assures protection of the public viewshed. 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. 

  e)  Site Plan Review. The property is subject to the Site Plan Review “S” 
overlay zoning district. Chapter 21.45 provides regulations for 
development, with by reason of its location, has the potential to 
adversely affect or be adversely affected by natural resources or site 
constraints. A site plan was included in the application, and an 
Administrative Permit application has been received and reviewed 
pursuant to these regulations. An archeological report was included in 
the application; this parcel did not have any archaeological resources 
identified on the property (see subsequent Evidence “g”). A fuel 
management plan was included in the application, which included 
measures to maintain vegetation surrounding the development area to 
reduce fire hazards. Development has been sited and designed to 
minimize tree removal, and the County’s standard condition has been 
incorporated, requiring the applicant to install and maintain tree 
protection fencing during construction activities. The applicants 
provided a grading and erosion control plan to demonstrate the 
feasibility of their proposed project. A geotechnical report and 
geological report were also prepared, which analyzed the soil and 
geological conditions of the site and determined it was suitable for the 
development of the proposed project. Pursuant to Title 16 section 
16.08.110, all recommendations made in the geotechnical report will be 
incorporated in the final grading plans and specifications. Staff 
reviewed County records and data from the California Department of 
Fish and Wildlife; there are no known resources located within the 
subject property. Also see Finding 2, Evidence “b”. 

  f)  Development Standards. The property is subject to the site development 
standards for the LDR zoning district, which are identified in Title 21 
section 21.14.060. Pursuant to Title 21 section 21.14.060.C, 
development within this district shall meet the required setbacks unless 
combined with a “B” district. Title 21 section 21.14.060.F outlines more 
restrictive setbacks due to the Building Site 6 overlay. Required 
setbacks for main structures and structurally attached accessory 
structures are 30 feet (front), 10 percent of average lot width in 
feet(side), and 20 feet (rear). As proposed, the single-family dwelling 
with attached garage complies with these requirements. The allowed 
height for main structures is 30 feet; the proposed structure has a height 
of 26 feet 11 inches from average natural grade. Allowed maximum site 
coverage is 25% on lots of 20,000 square feet or more. The project will 
result in 3,993.5 square feet of coverage or 2.6%. Therefore, the 
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proposed project meets the required site development standards for the 
LDR and Building Site 6 zoning district. 

  g)  Cultural Resources. The Monterey County Geographic Information 
System (GIS) identifies the subject property to a high archaeological 
sensitivity. Pursuant to General Plan section OS-6.3 and Title 21 section 
21.66.050.C.1.a, a Phase I Archaeological Survey (County of Monterey 
Library No. LIB250091) was prepared. The survey found no indicators 
of culturally significant materials on site. There is no evidence that any 
cultural resources would be disturbed by this project. The potential for 
inadvertent impacts on cultural resources is limited and will be 
controlled by the application of the County’s standard project condition 
(Condition No. 3), which requires the contractor to stop work if 
previously unidentified resources are discovered during construction. 

  h)  Development on Slopes in Excess of 25%. Less than 500 square feet of 
development on slopes in excess of 25% will occur to accommodate the 
driveway and driveway turnaround for emergency responders access to 
the residence. No discretionary permit is required to allow development 
pursuant to General Plan Policy OS-3.5(1)(c). Therefore, no Use Permit 
is required for development on slopes. 

  i)  Land Use Advisory Committee (LUAC) Review. The project was not 
referred to the Carmel Valley Land Use Advisory Committee (LUAC) 
for review because it does not involve a public hearing Design 
Approval, a Lot Line Adjustment, preparation of an Initial study, or a 
Variance. 

  j)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN230289. 

 
2.  FINDING: 

 
EVIDENCE: 

 
 

 a) 
 
 
 
 
 
 
 
 b) 
 
 
 
 
 
 
 
 
 
  

SITE SUITABILITY – The site is physically suitable for the proposed 
development and/or use. 
The project has been reviewed for site suitability by the following 
departments and agencies: HCD-Planning, HCD-Engineering Services, 
HCD-Environmental Services, Environmental Health Bureau, and 
Monterey County Regional FPD. 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. 
The following reports have been prepared: 
- “Phase I Assessment of Archaeological Resources Report” (County 

of Monterey Library No. LIB250147) prepared by Ruben 
Mendoza, Salinas, California, April 11, 2024. 

- “Geotechnical Investigation (Design Phase)” (County of Monterey 
Library No. LIB250146) prepared by Greg Bloom, Watsonville, 
California, January 2024. “Pre-Construction Tree Impact 
Assessment and Removal” (County of Monterey Library No. 
LIB250145) prepared by Rob Thompson, Monterey, California, 
March 1, 2024. 
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County staff independently reviewed these reports and concurs with 
their conclusions. There are no physical or environmental constraints 
that would indicate that the site is not suitable for the use. All 
development shall be in accordance with these reports. 

  c) A Geotechnical Report (County of Monterey Library No. LIB250146) 
was prepared for this project, where the qualified civil engineer made 
multiple recommendations for the development, including Footings 
should be underlain by a minimum of 24 inches of engineered fill. 
Engineered fill should extend a minimum of 3 feet laterally of 
foundations, 3-foot concrete plugs within the utility trenches, concrete 
slabs-on-grade, surface site drainage, and a stormwater quality control 
plan is to be implemented at the project site. The report concluded that 
the site is suitable for the proposed project. Pursuant to Chapter 16.08 
section 16.08.110 of the Monterey County Code, the recommendations 
included in geotechnical reports shall be incorporated in the grading 
plans and specifications. Therefore, as proposed and designed, the site is 
found to be suitable for the development. 

  d) The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN230289. 
 

3.    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 application for the removal of 3 protected trees. In 
accordance with the applicable policies of the Monterey County Zoning 
Ordinance (Title 21), a Use Permit is not required. Title 21 section 
21.64.260.2 states removal of 3 or less protected trees can be approved 
by the Director of Planning in any one year given period.  

  b)   Pursuant to Title 21 section 21.64.260.D.3.a, an Arborist report (County 
of Monterey Library No. LIB250145) was prepared to evaluate the 
health, structure, and preservation suitability for each tree within or 
adjacent to the proposed development. Three Coast live oaks trees will 
be removed with implementation of this project. The Arborist report 
inventoried all trees to be removed and identified them all as being in a 
fair condition. 

  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. All trees to be removed are directly within 
the development footprint of the main residence and/or the driveway. 
Removal of these trees is consistent with the recommendations of the 
prepared forest management plan. 

  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 
most suitable habitat for maintaining abundant and diverse wildlife. As 
delineated on the project plans, the trees sited for removal are directly 
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within the proposed footprint of development. The project will retain the 
property’s remaining trees, which are contiguous with the surrounding 
forested area. Trees to be retained will be protected with implementation 
of Condition No. 5. 

  e)  Title 21 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. Condition No. 7 requires all 
removed trees to be replanted on-site at a 2:1 ratio.  

  f)  Measures for tree protection during construction have been incorporated 
as Condition No. 8, including 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. 9 requires a 
raptor/bird nesting survey to be performed by a qualified biologist if tree 
removal is to be conducted between February 1 and August 15.  

  h)  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 PLN230289. 

 
4.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

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

 EVIDENCE: a)  The project was reviewed by HCD-Planning, HCD- Engineering 
Services, HCD-Environmental Services, Environmental Health Bureau, 
and Monterey County Regional FPD. 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 are currently available to the subject 
property. California American Water (Cal-Am) provides potable water, 
as well as the fact that the property has an onsite well, and the subject 
property contains an On-site Wastewater Treatment System (OWTS). 
The proposed project includes the installation of a new OWTS to 
increase the property’s wastewater disposal. EHB will review and 
approve an OWTS Permit and the EHB-approved water treatment 
system prior to the issuance of the required construction permit.  EHB 
also applied Condition No. 10, requiring that a centralized water 
treatment system shall be designed and installed to provide water that 
meets primary drinking water standards after the results of the onsite 
well water sample detected Cadmium exceeding the maximum 
containment level of five micrograms per liter.  The water treatment 
system shall be designed to meet the standards of Monterey County 
Code, Chapter 15.04 and 15.08, and Titles 17 and 22 of the California 
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Code of Regulations. The design shall address water treatment 
wastewater management. 

  c)  See Finding No. 2, Evidence “c” and “d.” 
  d)  The application, project plans, and related support materials submitted 

by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN230289. 

 
5.  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 HCD-Building 
Services records and is not aware of any violations existing on subject 
property. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN230289. 

 
6.  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)  As detailed in Finding 1, evidence “b”, the applicants propose a single-
family dwelling and an ADU. However, under Title 21 section 
21.64.030 and Government Code section 65852.2, the ADU is being 
processed ministerially. CEQA Guidelines section 15268(d) declares 
that “[w]here a project involves an approval that contains elements of 
both a ministerial action and a discretionary action, the project will be 
deemed to be discretionary and will be subject to the requirements of 
CEQA.” In such cases, while the whole project becomes subject to 
CEQA, it is only those discretionary components of the project – those 
parts which the reviewing agency (here, the County) has authority to 
shape, influence, approve, or deny (CEQA Guidelines section 15040; 
Public Resources Code section 21004). Accordingly, while the Chief of 
Planning’s discretionary authority is limited to consideration of the 
proposed residence and garage, the proposed residence, garage, and 
ADU are subject to CEQA. The project involves the construction of the 
first single-family dwelling, with an attached garage on a residentially 
zoned property.  

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

  c)  The project involves the construction of a 5,459 square foot two-story 
single-family dwelling with an 805 square foot attached garage, a 1,199 
square foot Accessory Dwelling Unit, a 954 square foot detached garage 
and associated site improvements. Therefore, the proposed project 
meets the Class 3 Categorical Exemption requirements. 

  d)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. There is no substantial evidence of an unusual 
circumstance because no feature or condition of the project 
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distinguishes it from the exempt class. There is no significant effect on 
the environment due to unusual circumstances. Only three trees are 
proposed for removal, and the proposed development is not visible from 
any scenic corridor or scenic highway. There is no cumulative impact 
without any prior successive projects of the same type in the same place, 
over time, and no new land use is proposed. The site is not included on 
any list compiled pursuant to Section 65962.5 of the Government Code 
to be considered a hazardous waste site. The historical report 
concluded that the existing main residence has no historical significance 
or integrity, the Phase I archaeological report concludes no impact to 
archaeological resources with implementation of the project. 
Construction of the proposed residential development will neither create 
nor significantly contribute to geologic instability or geologic hazards, 
and the project will not lead to an unacceptable level of risk to life and 
property. See Finding Nos. 2 and 3 and supporting evidence. There is no 
substantial evidence to 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 found in 
Project File PLN230289. 

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

Planning Commission. 
 EVIDENCE: a) Planning Commission. Pursuant to Title 21 section 21.80.040.A, the 

Planning Commission is the appeal authority to consider appeals from 
the discretionary decisions of the Director of Planning. 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the HCD Chief of Planning 
does hereby:  
 

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

2. Approve the Administrative Permit and Design Approval to allow construction of a 5,459 
square foot two-story single-family dwelling with an 805 square foot attached garage, a 
954 square foot detached garage and associated site improvements; and 2) Removal of 3 
Oak trees.  

 
All of which are in general conformance with the attached sketch and subject to the attached 
conditions, all being attached hereto and incorporated herein by reference. 

 
 
PASSED AND ADOPTED this 4th day of March 2026.  
 
 
 
 
 

Melanie Beretti, AICP 
Chief of Planning  

 
 
 
 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING 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.  
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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 Monterey County HCD-Planning and HCD-Building Services 
Department office in Salinas.   

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

started within this period.  



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN230289

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Administrative Permit & Design Approval (PLN230289) allows for construction of a 

5,459 square foot two-story single-family dwelling with an 805 square foot attached 

garage, a 954 square foot detached garage and associated site improvements 

including removal of 3 Oak trees and development on slopes in excess of 25%. The 

property is located at 5486 Quail Meadows Drive, Carmel (Assessor's Parcel Number 

157-171-017-000), Carmel Valley Master 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:

 "An Administrative Permit and Design Approval (Resolution Number ____________) 

was approved by the Chief of Planning for Assessor's Parcel Number 157-171-017-000 

on March 4th, 2026. 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:
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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. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

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

PlanningResponsible Department:

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

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

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

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

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

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

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

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

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

shall be incorporated into final building plans.

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

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

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

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

7. 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: 2:1

 - Replacement ratio recommended by arborist: 2:1

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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8. 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:

9. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

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

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

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

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

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

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

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

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:
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10. EHSP01 -  CENTRALIZED WATER TREATMENT SYSTEM DESIGN (NON-STANDARD)

Health DepartmentResponsible Department:

Water quality analysis of a sample collected from the onsite well (EHB Permit No. 

98-312) on August 21, 2025 indicate that Cadmium was detected at nine point eight 

micrograms per liter  (9.8 ug / L) which exceeds the maximum containment level of five 

micrograms per liter (5.0 ug / L).  A centralized water treatment system shall be 

designed and installed to provide water that meets primary drinking water standards .  

The water treatment system shall be designed to meet the standards of Monterey 

County Code, Chapter 15.04 and 15.08, and Titles 17 and 22 of the California Code of 

Regulations. The design shall address water treatment wastewater management.  

(Environmental Health)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of construction permit, the applicant shall submit to the 

Environmental Health Bureau (EHB) for review and approval plans for a centralized 

water treatment system and any associated fees.  

Prior to final inspection of construction permit, the EHB-approved water treatment 

system shall be installed.  The applicant shall provide to the EHB for review and 

acceptance as-built plans for the centralized treatment system prepared by a qualified 

individual and shall submit acceptable water quality results for a pre and post -treatment 

Cadmium sample from the well.

Compliance or 

Monitoring 

Action to be 

Performed:

11. EHSP02 - DEED RESTRICTION FOR CADMIUM TREATMENT (NON-STANDARD)

Health DepartmentResponsible Department:

A residential building shall be provided with an adequate supply of potable water 

pursuant to Section 601.1 of the Uniform Plumbing Code. The water quality results 

collected on August 21, 2025 indicated that Cadmium was over the maximum 

containment level of 5 micrograms per liter. Applicant shall record a Deed Restriction 

with the Monterey County Recorder for parcel 157-171-017-000 indicating that the 

parcel has a Cadmium Treatment installed for the accessory dwelling unit  approved by 

this permit PLN230289 and that it’s the property owner’s responsibility to regular 

maintain the treatment system to keep it in working order.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of construction permits, the applicant shall provide a legal description 

for the parcel and a copy of the Grant Deed to the Environmental Health Bureau 

(“EHB”).  The EHB will prepare the deed restriction form.  

Prior to final inspection of construction permits, the property owner shall sign and 

notarize the deed restriction form obtained from the EHB.    Record the notarized deed 

restriction with the Monterey County Recorder.  Proof of recordation shall be provided 

to the EHB.

Compliance or 

Monitoring 

Action to be 

Performed:
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12. EHSP03 – CROSS-CONNECTION CONTROL SURVEY (NON-STANDARD)

Health DepartmentResponsible Department:

The proposed dwellings will receive domestic water service from separate Water 

Source/Purveyor. The proposed ADU will be served by the onsite well and the Single 

Family Dwelling & guesthouse will be served by California American Water Company. 

In order to prevent backflow of water utilized for these dwellings, a cross -connection 

control survey shall be completed by a qualified professional to identify potential 

cross-connections and recommend mitigations.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of construction permit, submit to the following information to the 

Environmental Health Bureau (EHB)for review and acceptance:

• A detailed site plan, specifying any and all equipment that will receive water from or be 

connected to the domestic water supply; and

• A narrative description of the proposed describe commercial /industrial facility 

operation.

As determined necessary by EHB, a cross-connection control report prepared by a 

qualified professional shall be submitted to the Environmental Health Bureau for review 

and acceptance.

Compliance or 

Monitoring 

Action to be 

Performed:

13. PW0006 - CARMEL VALLEY

Public WorksResponsible Department:

The Applicant shall pay the Carmel Valley Master Plan Area Traffic Mitigation fee 

pursuant to the Board of 

Supervisors Resolution NO. 95-140, adopted September 12, 1995 (Fees are updated 

annually based on CCI). 

(Public Works)

Condition/Mitigation 

Monitoring Measure:

Prior to Building Permits Issuance Owner/Applicant shall pay to PBI the required traffic 

mitigation fee.

Compliance or 

Monitoring 

Action to be 

Performed:

14. 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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15. 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:
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