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

 
In the matter of the application of:  
RISDEL INC. AND QUAIL MEADOWS  
HOMEOWNERS ASSOCIATION (PLN240149) 
RESOLUTION NO. 25-016 
Resolution by the County of Monterey Planning 
Commission: 

1) Finding the project Categorically Exempt 
pursuant to CEQA Guidelines sections 15303 
and 15305, and there are no exceptions pursuant 
to Guidelines section 15300.2; and 

2) Approving a Combined Development Permit 
consisting of a: 

a. Lot Line Adjustment between three lots 
of record: Parcel 1 (10 acres); Parcel 2 
(2.5 acres), and Parcel 3 (181.42 acres), 
resulting in three parcels of 9.32 acres 
(Adjusted Parcel 1), 2.72 acres 
(Adjusted Parcel 2), and 181.88 acres 
(Adjusted Parcel 3) 

b. Use Permit and Design Approval to 
allow construction of a 3,500 square foot 
garage; and 

c. Use Permit to allow development on 
slopes in excess of 25%; and 

d. Use Permit to allow the removal of four 
Oaks.  

[RISDEL INC. AND QUAIL MEADOWS 
HOMEOWNERS ASSOCIATION, 5477 and 5479 
Covey Ct and a non-addressed parcel, Carmel 
Valley Master Plan, APNs: 157-171-032-000, 157-
171-033-000, and 157-171-064-000]. 

 

 
The RISDEL INC. AND QUAIL MEADOWS HOMEOWNERS ASSOCIATION 
application (PLN240149) came for a public hearing before the County of Monterey 
Planning Commission on May 28, 2025.  Having considered all the written and 
documentary evidence, the administrative record, oral testimony, and other evidence 
presented, including the Conditions of Approval and project plans, the County of 
Monterey Planning Commission finds and decides as follows: 
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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; 
- Carmel Valley Master Plan;   
- Monterey County Zoning Ordinance (Title 21); and  
- Monterey County Subdivision Ordinance (Title 19).  

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 properties are located at 5479 & 5477 Covey Court, 
and a non-addressed parcel, Carmel (Assessor's Parcel Numbers 
[APNs]: 157-171-032-000, 157-171-033-000, and 157-171-064-000, 
respectively), Carmel Valley Master Plan. Lot 1 (10 acres) is zoned 
LDR/B-6-VS-RAZ(20’) (Low Density Residential / Building Site - 
Visual Sensitivity, Residential Allocation Zoning [20 foot height limit]). 
Lot 2 (2.5-acres) is zoned LDR/B-6-D-S-RAZ (Low-Density 
Residential/Building Site-6, Design Review, Site Plan Review, 
Residential Allocation Zoning). Lot 3 (181.42 acres) is zoned O-D-S-
RAZ (Open Space - Design Control - Site Plan Review - Residential 
Allocation Zoning). The proposed garage would be constructed on an 
area that is currently part of Lot 3 and zoned Open Space. The Open 
Space zoning district requires the granting of a Use Permit to allow the 
construction of “Any structure or use or removal of any vegetation or 
natural materials not in keeping with the purpose of this Chapter.” The 
purpose of the Open Space zoning district is to “promote the rural 
atmosphere in an otherwise urban or semiurban development and to 
hold for future generations open space in which trees and plants can 
grow.” The proposed garage, accessory to the adjacent existing 
residence on Lot 2, is not in keeping with the purpose of the Open Space 
zoning district and therefore requires a Use Permit and Design 
Approval. The proposed Lot Line Adjustment would reconfigure three 
lots of record: Parcel 1 (10 acres); Parcel 2 (2.5 acres), and Parcel 3 
(181.42 acres), resulting in three parcels of 9.32 acres (Adjusted Parcel 
1), 2.72 acres (Adjusted Parcel 2), and 181.88 acres (Adjusted Parcel 3). 
Adjusted Parcel 1 would continue to be developed with a single-family 
dwelling and zoned LDR/B-6-VS-RAZ(20’). Adjusted Parcel 2 would 
contain the proposed garage and existing residence, and would be split 
zoned LDR/B-6-D-S-RAZ and O-D-S-RAZ. Adjusted Parcel 3 would 
continue to be primarily undeveloped and zoned O-D-S-RAZ. The 
project also involves Use Permits to allow development on slopes and 
the removal of native trees. Therefore, the proposed project is an 
allowed use. 

  c)  Lot Legality. The subject properties, Lots 1, 2, and 3, are identified as 
Lots 32, 33, and “Parcel F - Open Space”, respectively, in Volume 17, 
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Page 42, of the Quail Meadows Subdivision Tract No. 1161. Therefore, 
the County recognizes the subject properties as legal lots 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 is for a 3,500 
square-foot garage to be constructed in a “below-grade” manner. Four 
vehicle entry doors and a standard-sized entry door will be built into an 
existing stone retaining wall, which faces an auto court/parking area and 
an existing approximately 19,000 square foot residence. Colors and 
materials will match the existing grey-tone “Gilroy stone” materials of 
the retaining wall. Due to distance, topography, retention of existing 
mature trees and the low-profile/below-grade nature of the garage, there 
will be no impacts from any public viewing areas.  

  e)  Development Standards. The required minimum front setback for 
accessory structures is 50 feet in the O zoning district. Title 21 section 
21.62.040.N allows garages to be constructed within five feet of the 
property line if the elevation of the front half of the lot at a point 50 feet 
from the centerline of the traveled roadway is seven feet above or below 
the grade of the roadway. In this case, Covey Court (a private roadway 
serving two single-family dwellings and the remainder of Parcel F 
[Open Space]) has an elevation approximately 8 feet above a point 50 
feet from the center line of the road. Therefore, the proposed garage’s  
8’-7” front setback complies with the setback exception. The proposed 
garage complies with the required side and rear setback of the O zoning 
district. Structural site coverage will remain well below the 25% 
maximum.  

  f)  Archaeological/Cultural Resources. According to Monterey County 
Geographical Information System (GIS), the property is located in an 
area of “high” archaeological sensitivity.  An archaeological report 
(County of Monterey Library No. LIB220019) was prepared, resulting 
in a “negative” determination for cultural resources and indicators of 
historical activity. The proposed development is located primarily 
within previously disturbed portions of the property.  Grading will 
consist of 2,150 cubic yards of cut and 550 cubic yards of fill.  The 
County’s standard project condition has been included which requires 
the contractor to stop work if resources are discovered during 
construction. Thus, as proposed, designed, and conditioned, the 
proposed project minimizes and avoids potential impacts to 
archaeological resources.  

  g)  Traffic. To address temporary construction-related traffic, a construction 
management plan (CMP) must be provided and approved by the Public 
Works Department as a Condition of Approval, pursuant to Condition 
No. 16. The CMP must provide measures to minimize traffic impacts 
during the construction/grading phase of the project.   

  h)  Slope Stability. A project-specific Geotechnical report has been 
prepared (LIB220020). According to the recommendation of the report, 
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a Condition of Approval (#10) requires that the report author (Haro, 
Kasunich & Associates) will be commissioned to review project grading 
and foundation plans before construction and will observe, test and 
advise during earthwork and foundation construction, primarily to allow 
comparison of subsurface conditions exposed with the understanding 
that unusual or unforeseen soil conditions may require supplemental 
evaluation by the geotechnical engineer. 

  i)  Biological Resources. A Biological Assessment (LIB220088) for the 
parcel has found that no impacts to special status species or plant 
communities are expected. A Condition of Approval (#14), as 
recommended in the report, has been added to ensure that bird nesting 
disturbances will be avoided.  Specifically, any tree removal or grading 
occurring during typical bird nesting season (February 15 – August 15) 
will require that the applicant obtain a nesting survey to determine if 
there are any active raptor or migratory bird nests within the project site 
or within 100 feet of proposed tree removal.  An appropriate buffer plan 
shall be established by the biologist if this survey is positive for nesting 
activity.   

  j)  Development not in Keeping with the Open Space District. Pursuant to 
Monterey County Code (MCC) 21.38.010, the “Purpose” of the “O” 
(Open Space) zoning district is “…to promote a rural atmosphere in an 
otherwise urban or semiurban development and to hold for future 
generations open space in which trees and plants can grow.”  MCC 
21.38.050.A, however, notes that an approved Use Permit within an 
“Open Space” zoned area may allow “Any structure or use or removal 
of any vegetation or natural materials not in keeping with the purpose 
of this Chapter.”  In this case, the Planning Commission finds that the 
granting of this Use Permit is supported due to unique circumstances. 
Parcel 2 is accessed via a private road, Covey Court. However, the 
parcel boundaries are separated from the access road by a parcel zoned 
Open Space (Open Space Parcel; Parcel 3). A Private Utility and 
Driveway Easement is conveyed over this Open Space Parcel to allow 
Parcel 2 access to Covey Court. Approximately a third of this Private 
Utility and Driveway Easement is currently developed with a motor 
court, retaining wall, and driveway, as allowed under Planning 
Commission Resolution No. 22-018. These site improvements are 
required to ensure adequate access to Covey Court and fire-truck 
turnaround; however, as with the proposed garage, they also do not 
further the intent of the Open Space Zoning District. The proposed 
project involves excavating this hillside, constructing a garage, 
backfilling and topping the garage with contoured dirt fill, and installing 
native landscaping. After implementation, the site conditions will look 
very similar to current conditions and will have an improved native 
understory. Unlike an above-grade garage, the construction of an 
entirely below-grade garage does not conflict with the rural openness in 
which plants can grow on the subject Open Space parcel because it does 
not take up open space Adjusted Parcel 2 (APN: 157-171-033-000) will 
be predominantly zoned “Low Density-Residential (LDR)” which 
allows for the construction of non-habitable accessory structures. 
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Although the proposed garage is located on a portion of Adjusted Parcel 
2 that is zoned O, the proposed garage is ancillary to the adjacent main 
residence and is in keeping with the LDR zoning district and its site 
development standards. Given the unique configuration of Parcel 2 
(separation from the intended access road), the developed conditions of 
the Private Utility and Driveway Easement, the accessory use to the 
main structure, the resulting conditions of the parcel (revegetated with 
native species), and the subterranean design of the project, there are 
unique circumstances that warrant granting the requested Use Permit.  

   k)  The project planner conducted a site inspection on April 28, 2025, to 
verify that the project on the subject parcel conforms to applicable 
policies. 

  l)  Land Use Advisory Committee (LUAC) Review. Based on the Board of 
Supervisors Guidelines, the project was referred to the Carmel Valley 
Land Use Advisory Committee (LUAC) for review at their December 2, 
2024 meeting. The LUAC voted 5 to 0, with two members absent, to 
support the project as proposed. 

  m)  Forest Resources. Four protected Oaks, including one Landmark Oak, 
are proposed for removal. The criteria to grant a Use Permit have been 
met. See Finding No. 5 

  n)  Development on Slopes in Excess of 25%. The proposed project 
involves development on steeper slopes. In this case, there is no 
alternative to avoid steep slopes and the proposed project better meets 
the forest resource goals and polices of the 2010 General Plan. See 
Finding No. 6 

  o)  Public Comment. No public comments have been received as of the 
drafting of this Resolution.  Any comments received subsequently will 
be duly noted at the May 28, 2025, Planning Commission hearing.  

  p)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN240149.  

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

development and/or use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

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

  b)  The following technical reports have been prepared: 
- “Revised Phase I Archaeological Assessment in Support of the 

5477 Covey Court Project, Carmel, Monterey County, 
California” (APN: 157-171-033-000)” (Document# LIB220019) 
Prepared by Susan Morley, M.A., RPA and Brenna Wheelis, 
B.A., of Achasta Archaeological Services, Marina, CA, dated 
August 2024 
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- “Geotechnical Investigation Report Update - Underground 
Garage” (LIB220020) Prepared by Robert Hasseler, P.E., of 
Haro, Kasunich and Associates, Inc., Watsonville, CA, August 
12, 2024 

- “5477 Covey Court La Mirada II Garage Forest Management 
Plan” (LIB240221) Prepared by Frank Ono of Urban Forester, 
Pacific Grove, CA, August 8, 2024 

- “5477 Covey Court, Carmel California Biological Assessment” 
(LIB220088) Prepared by Pat Regan of Regan Biological and 
Horticultural Consulting, 2022 

Staff concurs with the conclusions of these reports in finding that there 
are no physical or environmental constrains that render the site 
unsuitable for the proposed project.  

  c)  Staff conducted a site inspection on April 28, 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 Monterey County HCD-Planning are found 
in Project File PLN240149.  

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

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

 EVIDENCE: a)  The project was reviewed by HCD-Planning Services, HCD-
Engineering Services, HCD-Environmental Services, Environmental 
Health Bureau, and Cypress Fire Protection District (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)  Necessary public facilities will be provided. Potable water will be 
provided by an onsite well.  Carmel Area Wastewater 
District will provide sewer service for the proposed project. 

  c)  Staff conducted a site inspection on April 28, 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 Monterey County HCD-Planning are found 
in Project File PLN240149.  

 
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 Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any violations existing on the 
subject property. 
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  b)  Staff conducted a site inspection on April 28, 2025, and researched 
County records to assess if any violation exists on the subject property.   

  c)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN240149.  
 

5.  FINDING:  TREE REMOVAL – The tree removal is the minimum required under 
the circumstances and the removal will not involve a risk of adverse 
environmental impacts. 

 EVIDENCE: a)  Five trees, including four Oaks of 33”, 18”, 18”, and 6” diameter, and 
one Monterey pine of 48” diameter, would be removed to allow for 
excavation of the hillside and construction of the garage.  Carmel Valley 
Master Plan Policy 3.11 protects Oaks, Madrones, and Redwoods within 
the planning area. Pursuant to Monterey County Code section 
21.64.260, the removal of more than three Oaks may be allowed with 
issuance of a Use Permit, provided the appropriate authority finds that 
the tree removal is the minimum required under the circumstances of the 
case and removal will not involve the risk of adverse environmental 
impacts. 

  b)  An arborist report, 5477 Covey Court – La Mirada II Garage – Forest 
Management Plan (LIB240221), dated August 8, 2024, was prepared for 
the project by Certified Arborist Frank Ono. Mr. Ono evaluated the 
health, structure, and preservation suitability for each protected tree 
within 25 feet of the proposed development and concluded:  

- Tree removal (one pine and four oaks) for this site is the 
minimum tree removal required due to construction grading. 

- As four protected oak trees will be removed (one is a landmark-
sized tree), five additional oaks will be incorporated into the re-
planting plan.  

- It is not recommended that any pines be replaced due to the plant 
density found on site and their propensity for natural regeneration. 

- No adverse effects from tree removal are expected.  
  c)  Based on the size of the project and constraints of the selected building 

site, tree removal has been minimized. All tree removal is needed to 
allow for excavation of the hillside. Alternative building site locations 
would increase tree removal, which is not in keeping with the forest 
resource protection policies of the General Plan.  

  d)  Project Condition of Approval No. 6, “Tree and Root Protection”, has 
been included to ensure that all trees located near the project are 
protected from construction-related activities. Condition No. 12, “Tree 
Replacement,” requires the replanting of five oak trees on-site. 

  e)  Staff conducted a site inspection on April 28, 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. 
 

6.  FINDING:  DEVELOPMENT ON SLOPES – There is no feasible alternative 
which would allow development to occur on slopes of less than 25%. 
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 EVIDENCE: a)  The majority of the parcel is comprised of slopes over 25 percent. 
Pursuant to the Monterey County General Plan Policy OS-3.5, the 
County shall regulate activity on slopes to reduce impacts to water 
quality and biological resources.  Development on slopes in excess of 
25% shall be prohibited unless a Use Permit is obtained and the 
appropriate authority makes one or both of the following findings based 
upon substantial evidence:  

1. there is no feasible alternative that would allow development to 
occur on slopes of less than 25%;  

2. the proposed development better achieves the resource 
protection objectives and policies contained in the Monterey 
County General Plan, accompanying Area Plans, and all 
applicable master plans.  

  b)  Nearly the entirety of the undeveloped area of the lot is comprised of 
slopes in excess of 25%. Existing Parcel 2 has no areas that could be 
developed without removing mature and sapling protected trees or 
impacting slopes in excess of 25%. This is primarily due to the 
existence of a single-family dwelling, autocourt, and tennis court 
occupying much of the less steep, less forested areas of existing Parcel 
2. As a result of the existing conditions, there is no alternative that 
would allow the proposed garage to be sited on existing Parcel 2 
without conflicting with multiple resource protection goals and polices 
of the 2010 General Plan. However, with implementation of the 
proposed Lot Line Adjustment, there is a portion of Adjusted Parcel 2 
that better facilitates the proposed garage while avoiding impacting over 
20 protected trees (see subsequent Evidence “c”). This area to be 
merged into Parcel 2 is zoned Open Space. The proposed garage’s 
design and siting are unique in that this area of the Open Space parcel is 
subject to an existing Private Driveway and Utility Easement, and is 
partially developed with an auto court and retaining wall, both of which 
are necessary to access the adjacent single family dwelling on Parcel 2. 
Finally, as the proposed, backfilling of dirt over the subterranean garage 
will allow an unobstructed sloped hillside to remain open and in which 
plants can grow after implementation of the project. This unique 
resulting slope conditions better meet the hillside protection policies of 
the General Plan. Consistent with General Plan Policy OS-5.5, the 
subject hillside (existing and proposed contours) is not visible from a 
common public viewing area.  

  c)  Staff identified a potential area to site the garage that would impact a 
reduced quantity of steeper slopes (north of the residence), however, 
this area is encumbered by over 25 trees that were planted to offset the 
impacts of the existing residence. In comparison to the proposed 
removal of four protected trees, the removal of a greater number of 
native trees would not better protect forest resources and would be in 
conflict with Carmel Valley Master Plan Policy 3.11. In this case, there 
is no alternative location that would allow construction of the proposed 
garage without impacting slopes, and the proposed tree removal is the 
minimum necessary.   
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  d)  The application, plans and supporting materials submitted by the project 
applicant to Monterey County HCD-Planning for the proposed 
development are found in Project File PLN240149. 

 
7.  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(e) categorically exempts “Accessory (appurtenant) structures 
including garages, carports, patios, swimming pools and fences.” 

  b)  California Environmental Quality Act (CEQA) Guidelines Section 
15305(a) categorically exempts “Minor lot line adjustments, side yard 
and setback variances not resulting in the creation of any new parcel.” 

  c)  As proposed, the project includes the construction of a 3,500 square foot 
garage on a previously developed parcel and the adjustment of three 
legal lots of record, resulting in three parcels. Technical reports drafted 
by qualified professionals have determined that no adverse effects are 
expected to result from the project. 

  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 that will adversely impact 
views from a scenic highway, unusual circumstances that would result 
in a significant effect, or development that would result in a cumulative 
significant impact. There are no unusual circumstances as there is no 
feature or condition of the project that distinguishes the project from the 
exempt class. The proposed garage site is not visible from any common 
public viewing area due to topography, distance and existing mature 
vegetation.  There is no evidence that the project will have a significant 
effect on the environment or that it would result in a cumulative 
significant impact. 

  e)  No adverse environmental effects were identified during staff review of 
the development application during a site visit on April 28, 2025. 

  f)  See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to Monterey 
County HCD-Planning found in Project File PLN240149. 
 

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

parcels; 
2. A greater number of parcels than originally existed will not be 

created as a result of the lot line adjustment; and 
3. The parcels resulting from the lot line adjustment conform to the 

County’s general plan, any applicable specific plan, any applicable 
coastal plan, and zoning and building ordinances. 

As proposed, the project meets these standards.  



 
Risdel Inc. and Quail Meadows Homeowners Association  
[PLN240149]  Page 10 

EVIDENCE: a)  The parcels are zoned LDR/B-6-VS-RAZ(20’) (Low Density 
Residential / Building Site - Visual Sensitivity, Residential Allocation 
Zoning [20-foot height limit], LDR/B-6-D-S-RAZ (Low-Density 
Residential/Building Site-6, Design Review, Site Plan Review, 
Residential Allocation Zoning) and O-D-S-RAZ (Open Space - Design 
Control - Site Plan Review - Residential Allocation Zoning). 

 b)  The lot line adjustment is between four or fewer existing adjoining 
parcels. The three existing legal lots of record have a total combined area 
of 193.92 acres. After the adjustment, there will be three lots of record 
containing 9.32 acres [Adjusted Parcel 1], 2.72 acres [Adjusted Parcel 
2] and 181.88 acres [Adjusted Parcel 3]. 

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

 d)  The proposed lot line adjustment is consistent with the Monterey 
County Zoning Ordinance (Title 21). County staff verified that the 
subject property is in compliance with all rules and regulations 
pertaining to the use of the property, and that no violations exist on the 
property (see Finding Nos. 1, 2, 3, and 4; and supporting evidence). 

 e)  Parcels 1 and 2 are zoned for residential purposes. Parcel 1 is currently 
developed with single family dwelling, which will remain on Adjusted 
Parcel 1. Parcel 2 contains a single-family dwelling and accessory 
structures, all of which will remain on Adjusted Parcel 2.  Parcel 3 is 
zoned for Open Space, and Adjusted Parcel 3 will retain this use. No 
changes in use are proposed, except as described in this resolution 
(introduction of a garage in Open Space). None of the property area is 
under a Williamson Act contract or used for agricultural purposes. 

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

 g)  As an exclusion to the Subdivision Map Act, no map is recorded for a 
Lot Line Adjustment. To appropriately document the boundary changes, 
execution and recordation of deeds reflecting the lot line adjustment as 
well as a Certificate of Compliance for each adjusted lot is required per 
incorporated standard Conditions of Approval (Condition Nos. 11 and 
13; and supporting evidence). 

 h)  The project planner conducted a site inspection on April 28, 2025, to 
verify that the project will not conflict with zoning or building 
ordinances. 

 i)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning for the 
proposed development found in Project File PLN240149. 

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

Board of Supervisors.  
 EVIDENCE:   a) Pursuant to MCC Section 21.80.040, the Board of Supervisors is 

appropriate appeal authority to consider appeals from the discretionary 
decisions of the Planning Commission. 

 



Risdel Inc. and Quail Meadows Homeowners Association 
[PLN240149]  Page 11 

DECISION 

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

1) Find the project Categorically Exempt pursuant to CEQA Guidelines sections
15303 and 15305, and that no exceptions pursuant to Guidelines section 15300.2
apply; and

2) Approve a Combined Development Permit consisting of: 1) A Lot Line
Adjustment between three lots of record - Parcel 1 (10 acres); Parcel 2 (2.5 acres),
and Parcel 3 (181.42 acres), resulting in three parcels of 9.32 acres (Adjusted
Parcel 1), 2.72 acres (Adjusted Parcel 2) and 181.88 acres (Adjusted Parcel 3); 2)
a Use Permit and Design Approval for the construction of a 3,500 square foot
garage; 3) a Use Permit for development on slopes in excess of 25%; and, 4) a
Use Permit to allow the removal of four Oaks.

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 28th day of May 2025, upon motion of Commissioner Hartzell, 
seconded by Commissioner Roberts, by the following vote: 

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

ABSENT: None 
ABSTAIN: None 

Melanie Beretti, AICP 
Planning Commission Secretary 

COPY OF THIS DECISION MAILED TO APPLICANT ON MAY 30, 2025.       

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS. 

IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE 
COMPLETED AND SUBMITTED TO THE SECRETARY OF THE PLANNING 
COMMISSION ALONG WITH THE APPROPRIATE FILING FEE ON OR BEFORE JUNE 9, 
2025. 

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

Docusign Envelope ID: 1D45CD4D-5189-49D1-B889-E77644538701
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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.  
 
Form Rev. 1-27-2021 
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Conditions of Approval/Implementation Plan/Mitigation Monitoring 

and Reporting Plan

PLN240149

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN240149) allows: 1) A Lot Line Adjustment 

between three lots of record - Parcel 1 (10 acres); Parcel 2 (2.5 acres), and Parcel 3 

(181.42 acres), resulting in three parcels of 9.32 acres (Adjusted Parcel 1), 2.72 acres 

(Adjusted Parcel 2), 181.88 acres (Adjusted Parcel 3); 2) a Use Permit and Design 

Approval for the construction of a 3,500 square foot garage; and, 3) a Use Permit for 

development on slopes in excess of 25%; and, 4) a Use Permit for the removal of four 

oaks. The property is located at 5477 and 5479 Covey Court, and a non-addressed 

parcel,  (Assessor's Parcel Numbers 157-171-032-000, 157-171-033-000, and 

157-171-064-000), 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:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Combined Development Permit (Resolution Number 25-016) was approved by the 

Monterey County Planning Commission for Assessor's Parcel Numbers 

157-171-032-000, 157-171-033-000, and 157-171-064-000 on May 28, 2025. The 

permit was granted subject to 16 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. 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. PD007- GRADING WINTER RESTRICTION

PlanningResponsible Department:

No land clearing or grading shall occur on the subject parcel between October 15 and 

April 15 unless authorized by the Director of HCD - Building Services. (HCD - Planning 

and HCD - Building Services)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant, on an on-going basis, shall obtain authorization from the Director 

of HCD - Building Services Department to conduct land clearing or grading between 

October 15 and April 15.

Compliance or 

Monitoring 

Action to be 

Performed:

6. 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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7. 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:

8. PD012(E) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-OTHER)

PlanningResponsible Department:

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

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

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

plan submittal.  The landscaping plan shall be in sufficient detail to identify the location , 

species, and size of the proposed landscaping and shall include an irrigation plan.  The 

landscaping shall be installed and inspected prior to occupancy. All landscaped areas 

and/or fences shall be continuously maintained by the applicant and all plant material 

shall be continuously maintained in a litter-free, weed-free, healthy, growing condition.  

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

Contractor/Licensed Landscape Architect shall submit landscape plans and 

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

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

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

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

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

and a completed "Non-Residential Water Release Form and Water Permit Application" 

to the Monterey County Water Resources Agency for review and approval .

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

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

Services.

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

Landscape Architect shall ensure that the landscaping shall be installed and inspected .

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:
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9. PD014(B) - LIGHTING-EXTERIOR LIGHTING PLAN (VS & RIDGELINE)

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.  Exterior lighting shall have recessed lighting elements.  Exterior light 

sources that would be directly visible from when viewed from a common public viewing 

area, as defined in Section 21.06.195, are prohibited.  The applicant shall submit three 

(3) copies of 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 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, staff shall conduct a site visit to ensure 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. PD016 - NOTICE OF REPORT

PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"The following reports were prepared and are on file in Monterey County HCD - 

Planning.  All development shall be in accordance with these reports:

- “Revised Phase I Archaeological Assessment in Support of the 5477 Covey Court 

Project, Carmel, Monterey County, California (APN: 157-171-033-000)” (Document# 

LIB220019) Prepared by Susan Morley, M.A., RPA and Brenna Wheelis, B.A., of 

Achasta Archaeological Services, Marina, CA, dated August 2024

- “Geotechnical Investigation Report Update - Underground Garage” (LIB220020) 

Prepared by Robert Hasseler, P.E., of Haro, Kasunich and Associates, Inc., 

Watsonville, CA, August 12, 2024

- “5477 Covey Court La Mirada II Garage Forest Management Plan” (LIB240221) 

Prepared by Frank Ono of Urban Forester, Pacific Grove, CA, August 8, 2024

- “5477 Covey Court, Carmel California Biological Assessment” (LIB220088) 

Prepared by Pat Regan of Regan Biological and Horticultural Consulting, 2022"

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to HCD - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the HCD - 

Planning.

Compliance or 

Monitoring 

Action to be 

Performed:
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11. PD045 - COC (LOT LINE ADJUSTMENTS)

PlanningResponsible Department:

The applicant shall request unconditional Certificates of Compliance for the newly 

configured parcels. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

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

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

Compliance.

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

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

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

Compliance or 

Monitoring 

Action to be 

Performed:

12. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Prior to final building inspection, the applicant shall replace and or relocate each tree 

approved for removal as follows:

 - Replacement ratio recommended by arborist: 

Five oaks will be incorporated into the re-planting plan. It is acceptable to plant 

larger-sized boxed specimens (48” boxed or larger), if this is the case then the 

replacement shall be on a 1:1 ratio of four oaks. 

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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13. LOT LINE ADJUSTMENT DEED (NON-STANDARD CONDITION)

PlanningResponsible Department:

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

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

unconditional Certificate of Compliance for each of the adjusted parcels . 

(HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

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

adjustment.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

line adjustment approved by the County of Monterey, PLN230138.  This deed is being 

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

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

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

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

financial obligation on all property being transferred between parties.

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

Surveyor:

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

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

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

Compliance to HCD-Planning for final processing. 

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

deeds recorded.

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

Compliance or 

Monitoring 

Action to be 

Performed:
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14. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

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

15-August 15), 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:

15. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

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

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

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

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

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

and Recorder fees.

Compliance or 

Monitoring 

Action to be 

Performed:
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16. 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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BIT. BITUMINOUS
BLDG. BUILDING
BLK. BLOCK
BLKG. BLOCKING
BM. BEAM
B.M. BENCH MARK
BOT. BOTTOM
BRG. BEARING
BTWN. BETWEEN
B.U.R. BUILD-UP ROOFING
B.W. BOTH WAYS

CAB. CABINET
C.B. CATCH BASIN
CBC CALIFORNIA BUILDING CODE
CEM. CEMENT
CER. CERAMIC
CFCI. CONTRACTOR FURNISHED,

CONTRACTOR INSTALLED
C.F. CUBIC FEET
C.I. CAST IRON
C.J. CONTROL JOINT
CL. CLOSET
CLG. CEILING
CLKG. CAULKING
CLR. CLEAR(ANCE)
C.M.U. CONCRETE MASONRY UNIT
COL. COLUMN
COMP. COMPOSITION
CONC. CONCRETE
CONN. CONNECTION
CONSTR. CONSTRUCTION
CONT. CONTINUOUS
COR. CORRUGATED
C.O.T.G. CLEAN-OUT TO GRADE
CSMT. CASEMENT
CSWK. CASEWORK
C.T. CERAMIC TILE
CTR. COUNTER
CTSK. COUNTERSINK
C.Y. CUBIC YARD

DBL. DOUBLE
DEPT. DEPARTMENT
DET. DETAIL
DF. DRINKING FOUNTAIN
D.F. DOUGLAS FIR
D.G. DECOMPOSED GRANITE
D.H. DOUBLE HUNG
DIAG. DIAGONAL
DIA. DIAMETER
DIMEN. DIMENSION
DISP. DISPENSER/DISPOSER
DN. DOWN
DR. DOOR
DRWG. DRAWING
D.S.B. DBL. STRENGTH B GRADE

(GLASS)
D.S. DOWNSPOUT
DWR. DRAWER
D.W. DISH WASHER

E. EAST
EA. EACH
E.J. EXPANSION JOINT
ELEV. ELEVATION, ELEVATOR
ELEC. ELECTRIC(AL)
EMER. EMERGENCY
ENCL. ENCLOSURE
EQUIP. EQUIPMENT N.I.C. W/ WITH
EWC. ELECTRIC WATER COOLER
(E) EXISTING
EXH. EXHAUST
EXP. EXPOSED/EXPANSION
EXT. EXTERIOR

F.A. FIRE ALARM
FAST. FASTEN(ER)
F.A. FLAT BAR
F.D. FLOOR DRAIN
FEC. FIRE EXTINGUISHER CABINET
F.F. FINISH FLOOR
F.G. FINISH GRADE
FND. FOUNDATION
F.E. FIRE EXTINGUISHER
F. FIBERGLASS
FIN. FINISH(ED)
F.H.M.S. FLATHEAD MECHANICAL

SCREW
F.H.W.S. FLATHEAD WOOD SCREW
FLASH. FLASHING
FLR. FLOOR(ING)
FLUOR. FLUORESCENT
F.O. FACE OF
F.O.B. FACE OF BLOCK
F.O.C. FACE OF CONCRETE
F.O.F. FACE OF FINISH
F.O.M. FACE OF MASONRY
F.O.S. FACE OF STUD
F.P. FIREPLACE
F.R.P. FIBERGLASS REINF. PANEL
F.S. FULL SIZE
FT. FOOT/FEET
FTG. FOOTING
FURR. FURRED(ING)
FUT. FUTURE

GA. GAUGE/GAGE
GALV. GALVANIZED
G.B. GRAB BAR
G.I. GALVANIZED IRON
GL. GLASS/GLAZING
G.L.B. GLUE-LAM BEAM
GR. GRADE(ING)
G.W.B. GYPSUM WALLBOARD

H.B. HOSE BIB
HBD. HARDBOARD
H.A. HOLLOW CORE
HDR. HEADER
HDWR. HARDWARE
H.M. HOLLOW METAL
HORZ. HORIZONTAL
H.S. HEAVY SHEET
HT. HEIGHT
HTG. HEATING
H.W. HOT WATER
HWD. HARDWOOD
HVAC. HEATING/VENTILATING/AIR

CONDITIONING

I.C.C. INTERNATIONAL CODE
COUNCIL

ID. INSIDE DIAMETER
INCL. INCLUDE(D) (ING)
INSUL. INSULATE(D) (ING)
INT. INTERIOR
INV. INVERT

JAN. JANITOR
J.H. JOIST HANGER
JT. JOINT

KIT. KITCHEN

L. LENGTH
LAM. LAMINATE
LAV. LAVATORY
L.B. LAG BOLT
LOC. LOCATE(ION)
L.V.L. LAMINATED VENEER LUMBER
L.W. LIGHTWEIGHT

MAS. MASONRY
MAT. MATERIAL(S)
MAX. MAXIMUM
M.B. MACHINE BOLT
M.C. MEDICINE CABINET
M.H. MAN HOLE
MECH. MECHANICAL
MEMB. MEMBRANE
MEZZ. MEZZANINE
MFR. MANUFACTURE(ER)
MIN. MINIMUM
MIR. MIRROR
MISC. MISCELLANEOUS
MLDG. MOLDING/MOULDING
M.I.W. MALLEABLE IRON WASHER
M.O. MASONRY OPENING
MTD. MOUNTED
MET. METAL
MULL. MULLION

N. NORTH
(N) NEW
NAT. NATURAL
N.I.C. NOT IN CONTRACT
NOM. NOMINAL
N.T.S. NOT TO SCALE

O/ OVER
OBS. OBSCURE
O.C. ON CENTER(S)
O.D. OUTSIDE DIAMETER
OFF. OFFICE
OFCI. OWNER FURNISHED,

CONTRACTOR INSTALLED
OFOI. OWNER FURNISHED,

OWNER INSTALLED
O.H. OVER HANG
O.H.M.S. OVALHEAD MACHINE SCREW
O.H.W.S. OVALHEAD WOOD SCREW
OPNG. OPENING
OPP. OPPOSITE

P.A.F. POWDER ACTUATED FASTENER
P.B. PANIC BAR
PART. TBD. PARTICLE BOARD
PCF. POUNDS PER CUBIC FOOT
P.D. POWDER DRIVEN
P.G. PAINT GRADE
PERF. PERFORATE
PLF POUNDS PER LINEAR FOOT
PLAS. LAM. PLASTIC LAMINATE

PLAS. PLASTER
PLYWD. PLYWOOD
PR. PAIR
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
P.T. PRESSURE TREATED
PART. PARTITION
P.T. DISP. PAPER TOWEL DISPENSER
P.V.C. POLYVINYL CHLORIDE

R. RISER
R.A. RETURN AIR
RAD. RADIUS
R.D. ROOF DRAIN
REG. REGISTER
REF. REFRIGERATOR
REINF. REINFORCED
REQ'D. REQUIRED
REQMT. REQUIREMENT
RESIL. RESILIENT
REV. REVERSED
R.H.M.S. ROUNDHEAD MACHINE SCREW
R.H.W.S. ROUNDHEAD WOOD SCREW
RM. ROOM
R.O. ROUGH OPENING
R.O.W. RIGHT OF WAY
R.S. RESAWN
RUB. RUBBER
RWD. REDWOOD
R.W.L. RAIN WATER LEADER

S. SOUTH
S.B. SOLID BLOCKING
S.C. SOLID CORE
SCHED. SCHEDULE
S.A. STORM DRAIN
SECT. SECTION
SERV. SERVICE
S.F. SQUARE FOOT
S.G. STAIN GRADE
SH. SHELF/SHELVING
SHWR. SHOWER
SHT. SHEET
SHT'G. SHEATHING
SIM. SIMILAR
S.S. STAINLESS STEEL SERVICE

SINK
S.S.D. SEE STRUCTURAL DRAWINGS
S.M. SHEET METAL
S.M.S. SHEET METAL SCREW
SPEC. SPECIFICATION
SQ. SQUARE
STL. STEEL
STD. STANDARD
STAG. STAGGERED
STOR. STORAGE
STRUCT. STRUCTURAL
SUSP. SUSPENDED
SYM. SYMMETRY(ICAL)
SYS. SYSTEM

T. TREAD
T.B. TOWEL BAR
T.B.D. TO BE DETERMINED
T.C. TOP OF CURB
TEL. TELEPHONE
TEMP. TEMPERED
T.E.N. TYPICAL EDGE NAILING
T & G TONGUE & GROOVE
THK. THICK(NESS)
THRESH. THRESHOLD
T.J.I. TRUSS JOIST INTERNATIONAL
T.O. TOP OF
T.P.H. TOILET PAPER HOLDER
T.Q. TOP OF PAVEMENT
TV TELEVISION
T.W. TOP OF WALL
TYP. TYPICAL

U/L UNDERWRITER'S LABORATORY
U.N.O. UNLESS NOTED OTHERWISE
U.O.N. UNLESS OTHERWISE NOTED
UR. URINAL

V.I.F. VERIFY IN FIELD

W. WEST/WIDTH/WIDE
W/ WITH
W.C. WATER CLOSET
WD. WOOD
WDW. WINDOW
W.H. WATER HEATER
WI. WOODWORK INSTITUTE
W/O WITHOUT
W.P. WATERPROOF(ING)
W.R. WATER RESISTANT
W.S. WOOD SCREW
WSCT. WAINSCOT
WT. WEIGHT
W.W.M. WELDED WIRE MESH

WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA. 93940
ph:  (831) 649-5225 
Email:  rweber@whitsonengineers.com
Contact:  RICHARD WEBER

Carmel Valley Road

Carmel River

R
ancho

San
C

arlos

Quail DrMeadows

Covey
Ct

PROJECT
LOCATION

CONST. TYPE: JUSTIFIED AS TYPE - VB (ACTUAL STRUCTURE IS CONCRETE TYPE I-A)

AREA: 3,561 S.F.

PROJECT SCOPE

MECHANICAL & PLUMBING
AXIOM ENGINEERS
22 LOWER RAGSDALE DRIVE, SUITE A
MONTEREY, CA. 93940
ph:  (831) 649-8000  fax:  (831) 649-8038
Email:  Franks@axiomengineers.com
Contact:  FRANK SOUZA

ELECTRICAL ENGINEER
AURUM CONSLTING ENGINEERS
404 W. FRANKLIN STREET, SUITE 100
MONTEREY, CA. 93940
ph:  (831) 646-3330  fax:  (831) 646-3336
Email:  Steve@acemb.com
Contact:  STEVEN CATE

STRUCTURAL ENGINEER
DONALD C . URFER & ASSOCIATES
2751 PORTER STREET
SOQUEL, CA. 95073
ph:  (831) 476-3681 
Email:  scott@dcurfer.com
Contact:  SCOTT HAGGBLADE

GENERAL CONTRACTOR
VUCINA CONSTRUCTION
3771 RIO ROAD #112
CARMEL, CA. 93923
ph:  (831) 625-2140  fax:  (831) 625-2144
Email:  admin@vucinaconstruction.com
Contact:  MARK VUCINA

PROPOSED 2,929 S.F. GARAGE (NON-HABITABLE ACCESSORY
STRUCTURE), INCLUDING A LOT LINE ADJUSTMENT EFFECTING APN:
157-171-032, APN: 157-171-064, AND APN: 157-171-033.

LANDSCAPE ARCHITECT
BFS LANDSCAPING ARCHITECTS
425 PACIFIC STREET
MONTEREY, CA. 93940
ph:  (831) 646-1383  fax:  (831) 373-8653
Email:  LARRY@BFSLA.COM
Contact:  LARRY FOSTER

CYPRESS FPDFIRE DISTRICT:

CARMEL VALLEY MASTER PLANPLANNING AREA:

SHEET INDEX
SHEET # SHEET TITLE
GENERAL INFORMATION
A001 COVER SHEET

CIVIL
C099
C101

LANDSCAPE
L-1.0
L-2.0

ARCHITECTURAL
A101 SITE PLAN
A200 FOUNDATION PLAN
A201 FLOOR PLAN
A401 EXTERIOR ELEVATION
A701 BUILDING SECTIONS
A702 BUILDING SECTIONS

STRUCTURAL
S2.1 FOUNDATION PLAN & ROOF FRAMING PLAN

ARCHAEOLOGICAL NOTE
STOP WORK WITHIN 50 METERS (165  FEET) OF UNCOVERED RESOURCE AND CONTACT
MONTEREY COUNTY RMA - PLANNING AND A QUALIFIED ARCHAEOLOGIST IMMEDIATELY IF
CULTURAL, ARCHAEOLOGICAL, HISTORICAL OR PALEONTOLOGICAL RESOURCES ARE
UNCOVERED.

THE QUALIFIED ARCHAEOLOGIST IS INCLUDED IN THE PROJECT TEAM LIST.

HAUL ROUTE
THE APPROVED ROUTE FOR HAULING MATERIAL IS AS FOLLOWS:
HIGHWAY 1 TO CARMEL VALLEY ROAD TO RANCHO SAN CARLOS ROAD TO QUAIL MEADOWS.

APPLICABLE CODES
2022 CALIFORNIA ADMINISTRATIVE CODE (CAC), PART 1, TITLE 24,

CALIFORNIA CODE OF REGULATIONS (C.C.R.)
2022 CALIFORNIA RESIDENTIAL CODE (CRC), PART 2.5, TITLE 24 C.C.R.
2022 CALIFORNIA ELECTRICAL CODE (CEC), PART 3, TITLE 24 C.C.R.
2022 CALIFORNIA MECHANICAL CODE (CMC), PART 4, TITLE 24 C.C.R.
2022 CALIFORNIA PLUMBING CODE (CPC), PART 5, TITLE 24 C.C.R.
2022 CALIFORNIA ENERGY CODE (CEC), PART 6, TITLE 24 C.C.R.
2022 CALIFORNIA GREEN STANDARDS CODE (CALGreen), PART 11, TITLE 24 C.C.R.
2022 CALIFORNIA REFERENCED STANDARDS CODE, PART 12, TITLE 24 C.C.R.
NFPA 13R, AUTOMATIC SPRINKLER SYSTEMS (CURRENT CA AMENDED EDITION)
NFPA 72, NATIONAL FIRE ALARM AND SIGNALING CODE (CURRENT CA AMENDED EDITION)
COUNTY OF MONTEREY MUNICIPAL CODE

(A CODIFICATION OF THE GENERAL ORDINANCES OF MONTEREY COUNTY, CA.)
2022 CALIFORNIA FIRE CODE WITH CURRENT MONTEREY COUNTY FIRE CODE AMMENDMENTS

SYMBOLS

THIS PROPERTY SHALL BE IN CONFORMANCE WITH THE VEGETATION MANAGEMENT REQUIREMENTS
PRESCRIBED IN THE CALIFORNIA PUBLIC RESOURCES CODE 4291, ORDINANCE 2020-007 OF THE CYPRESS
FIRE PROTECTION DISTRICT AND THE FOLLOWING REGULATIONS AND LOCAL AMENDMENTS LISTED BELOW:

2019 CRC: SECTION R314 SMOKE ALARMS
2019 CRC: SECTION R315 CARBON MONOXIDE ALARMS
2019 CRC: SECTION R337 MATERIALS AND CONSTRUCTION METHODS FOR EXTERIOR

WILDFIRE EXPOSURE
2019 CBC: CHAPTER 7A [SFM] MATERIALS AND CONSTRUCTION METHODS FOR EXTERIOR

WILDFIRE EXPOSURE
2020 MONTEREY COUNTY FIRE CODE - 2019 CALIFORNIA FIRE CODE IS AMENDED TO ADD

LOCAL APPENDICES P TO READ AS FOLLOWS:

P107.1 DISPOSITION OF VEGETATION AND DEBRIS FUELS. (FIRE 017). DISPOSAL, INCLUDING CHIPPING,
BURYING, OR REMOVAL TO A LANDFILL SITE APPROVED BY THE LOCAL JURISDICTION, OF VEGETATION
AND DEBRIS CAUSED BY SITE DEVELOPMENT AND CONSTRUCTION, ROAD AND DRIVEWAY
CONSTRUCTION, AND FUEL MODIFICATION SHALL BE COMPLETED PRIOR TO FINAL CLEARANCE OF
THE RELATED PERMIT.

GEOTECHNICAL
ENGINEER

HARO, KASUNICH & ASSOCIATES, INC.
116 EAST LAKE AVENUE
WASTSONVILLE, CA 95076
office ph: (831) 722-41 ext.111
cell: (831) 247-8240
email: jdavis@harokasunich.com
JEFF DAVIS 

OCCUPANCY TYPE: U (accessory building, non-habitable accessory structure)
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PARCELS 32, 33 & F

Book 17 Cities & Towns pg. 42
A.P.N. 157-171-032, 157-171-033 & 157-171-064

MONTEREY COUNTY, CALIFORNIA
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PROJECT TEAM

LEGEND

VICINITY MAP

Civil Engineering
Land Surveying
6 Harris Court
Monterey, California
831.649.5225
whitsonengineers.com

EXISTING LOT CONFIGURATION
1"=1000'

PROJECT DATA

GENERAL NOTES

PROPOSED LOT CONFIGURATION
1"=1000'
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LEGEND

Tree Protection Fencing

Approximate Size of Tree Canopy

Tree To Remain: Preserve And Protect

Tree To Be Removed
OAK TO BE TRANSPLANTED. TREE
SYMBOL INDICATES APPROXIMATE
CANOPY SIZE & SHAPE

2
TREES TO BE REMOVED

ID # Diameter Species

A

B

D

E

48

33

C 18

6

18

Monterey Pine

Oak

Oak

Oak

Oak

REFERENCE NOTES
(E) ELECTRICAL
TRANSFORMER (E) GENERATOR

VAULT

1
C

A
B E

1) Inspect trees for nesting birds prior to removal. If found, retain a local biologist to confirm
species and advise. Relocate as necessary.

2) All trees shown on plan for relocation will be tagged on site by the Landscape Architect. See
specifications for transplanting. Trees will be replanted directly or boxed, relocated, watered, and
maintained for replanting at completion of site work. Trees to be hand watered until automatic
irrigation system is operable.

3) Contractor responsible for boxed tree maintenance and irrigation during project construction.
Install a temporary irrigation system for construction period.

D No significant tree as defined by the "Carmel Valley Master Plan" may be removed or trimmed
unless authorized under the "Forest Management Plan" by Ono Consulting on August 8, 2024.

1

2

Existing Oak Tree to be Transplanted to a New Location.

Remove Existing Pine Tree (36"). Stump Grind and Clear Tree Roots. Replace with
Transplanted oak (33"). Re-grade Slope Before Transplanting. Transplanted Oak to be Set
in a Flat Area. Feather the Grade into The Existing Slope.

TREE PROTECTION NOTES

Protected

Yes

Yes

Yes

No

Yes

Quantity

1

1

1

1

1

Tree To Be Transplanted And Relocated On Site. See Tree Relocation Plan L-3.1
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PLANT LEGEND

*WUC CODE BOTANICAL NAME

L

3

3

12 Mr

Ø14.0000

(E) ELECTRICAL
TRANSFORMER

05 QA

33 Sbb

1

2

3

(E) GENERATOR
VAULT

REFERENCE NOTES

Lightwall: See Architectural Drawings.

Existing Wall: See Architectural Drawings.

Existing Tree: Preserve and Protect. See notes below.

GENERAL NOTES

1. See Forest Management Report for tree protection and demolition/excavation within tree
root zones.

PLANTING IN OTHER PROJECT
(SEPARATE SET)

79 Sgh

2. Landscape Architect to approve plant material BEFORE plant layout commences.
3. Landscape Architect to approve layout of all plants BEFORE planting commences.
4. Install 3" mulch to all planting areas.
5. Refer to the architectural drawings for green roof build-up system details and any gravel

setback.
6. Refer to the Civil drawings for the drainage and grading.

* WATER USE CATEGORY (WUC) KEY

17 Cyp

2

10 TYP. 1

34 Aec

17 Cyp
136 Sgh

2
2 (E) MOTOR COURT

5 Mr
28 Sgh

8 Sbb

15 Cyp

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

PROJECT # - 24.031

Signature
5-31-2025

Renewal Date

Date

L

L

L

L

L

Trees

QA

Shrubs

Aec

Cyp

Mr

Sbb

Sgh

Quercus agrifolia 'Nature'

Arctostaphylos ' Emerald Carpet'

Ceanothus 'Yankee Point'

Muhlenbergia rigens

Salvia 'Bees Bliss'

Sesleria ' Greenlee Hybrid"

COMMON NAME

Live Oak - 3 canes min.

Carpet Manzanita

SIZE

36" Box

5 Gal.

Yankee Point California Lilac 1 Gal.

Deer Grass

Bees Bliss Sage

Greenlee's Moor Grass

5 Gal.

1 Gal.

1 Gal.

QUANTITY

5

34

49

17

39

243
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SCALE:
1

PROPOSED GARAGE
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VEHICULAR ACCESS TO APN 157-171-032
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(NOT IN SCOPE OF WORK)
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(NOT IN SCOPE OF WORK)

EXISTING PAVED MOTOR COURT
(NOT IN SCOPE OF WORK)

HATCHED PORTION DENOTES EXTENT OF
APN 157-171-032 WHICH IS CURRENTLY
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ADJUSTED AS PART OF A LOT LINE ADJUSTMENT AND
BECOME PART OF APN157-171-064 ZONED AS
WSC/40-D(CZ) O-D-S-RAZ AS OPEN SPACE.
REFER TO CIVIL DRAWINGS FOR SPECIFIC
INFORMATION OF LOT LINE ADJUSTMENT.
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EXISTING 10'-0" WIDE RECREATIONAL TRAIL TO BE
RELOCATED. REFER TO CIVIL DRAWINGS FOR
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