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Before the Director of RMA-Planning  
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
Risdel Inc (PLN160366) 
RESOLUTION NO.  16-052 
Resolution by the Monterey County Director of 
RMA-Planning: 
1) Finding the project exempt from CEQA per 

Section 15301 of the CEQA Guidelines; and 
2) Approving an Administrative Permit and Design 

Approval to allow the construction of a 1,687 
square foot underground home theater addition 
with 524 square feet of above ground stairwells 
within a "VS" (Visual Sensitivity) Zoning District 
Overlay. 

(PLN160366), Risdel Inc, 5479 Covey Ct. Carmel , 
Carmel Valley Master Plan (APN: 157-171-032-000) 

 

 
The Risdel Inc application (PLN160366) came on for an administrative hearing before the 
Monterey County Director of RMA-Planning on November 2, 2016.  Having considered all 
the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Director of RMA-Planning finds and decides 
as follows: 

FINDINGS 
1.  FINDING:  CONSISTENCY / SITE SUITABILITY - The proposed project 

and/or use, as conditioned, is consistent with the 2010 Monterey 
County General Plan, the applicable area plan, and the requirements 
of the Title 21 Zoning Ordinance to include Chapter 21.70 
(Administrative Permits) and other County health, safety, and 
welfare ordinances related to land use development. The site is 
physically suitable for the use proposed. 

 EVIDENCE: a)  One conflict was found to exist.  Quail Meadows Subdivision placed 
a Scenic Easement on slopes over 30% for each parcel in accordance 
with Section 21.64.030 of the Monterey County Code.  Building 
envelopes were approved to protect the 30% slope, trees and the 
viewshed.  The intent of the Easement is to preserve views of the 
hillside as seen from Carmel Valley.  However, when the map was 
recorded on this parcel, the scenic easement extended into areas that 
were not on slopes over 30%.  Once the original development for the 
house, carriage house and motor court on this parcel were approved, 
an amendment to the scenic easement was approved to 
accommodate this development (PLN990291).  Trees located within 
the scenic easement were removed in order to accommodate the 
motor court of the original residential development.   

  b)  The project consists of an Administrative Permit and Design 
Approval to allow the construction of a 1,687 square foot 
underground home theater and additional 524 square foot above 
ground stairwells within a "VS" (Visual Sensitivity) Zoning District 
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Overlay. 
  c)  No trees are proposed for removal as part of this project.  A portion 

of the proposed home theater and the above ground stairs will 
encroach into the scenic easement; however, the development is not 
located on slopes greater than 30%.  An amendment to the existing 
Scenic Easement deed will be required as a condition of approval, 
by the Board of Supervisors, prior to the construction of the 
underground home theater and stairs.  The amendment is not 
amending the location of the scenic easement, but only allow the 
underground theater and stairs within the easement as it is located 
outside of the 30% slope area (Condition #14). 

  d)  Most of the development for the underground home theater addition 
will not be seen above ground with the exception of the 524 square 
foot above ground stairwell for entrance into the theater.  However, 
the stairwell is located in the backyard behind a substantial amount 
of trees and vegetation.  There is no tree removal proposed for the 
project, the project is not located within a high archaeological 
sensitivity zone, there is no Environmentally Sensitive Habitat Area 
(ESHA) within the development area, and the project will not be 
developed on slopes greater than 30%.   

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

  f)  The project planner conducted a site inspection on August 12, 2016, 
to verify that the project on the subject parcel conforms to the plans 
listed above and to verify that the site is suitable for this use.   

  g)  On August 15, 2016, the Carmel Valley Land Use Advisory 
Committee (LUAC) recommended approval (4-0 vote) with one 
stipulation that no building would be allowed above the 
underground theater.   

  h)  The application plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development are found in Project File PLN160366. 

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

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

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

3.  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 Monterey County RMA-Planning and RMA-
Building Services records and is not aware of any violations existing 
on subject property. 

    
4.  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 
15301 categorically exempts additions to existing structures 
provided that the addition will not result in an increase of more than 
50% of the floor area before the addition or 2,500 square feet 
whichever is less.  

  b)  The proposed development, a home theater, is a 1,687 square foot 
below grade addition with 292 square feet at the ground level to an 
existing 5,938 square foot carriage house.  The proposed 
development meets the criteria for a categorical exemption. 

  c)  No adverse environmental effects were identified during staff review 
of the development application during a site visit on August 12, 
2016. 

  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, development located near 
or within view of a scenic highway, unusual circumstances that 
would result in a significant effect or development that would result 
in a cumulative significant impact. 

  e)  The application, project plans, and related support materials 
submitted by the project applicant to Monterey County RMA-
Planning for the proposed development found in Project File 
PLN160366. 

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

the Planning Commission. 
 EVIDENCE:  Section 21.80.040.A of the Monterey County Zoning Ordinance 

(Planning Commission). 
 

 
 
 
 
 
 
 
 
 
 


















