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Gomez (PLN180560) 

Before the Minor Subdivision Committee in and for the 
County of Monterey, State of California 

In the matter of the application of:  
GOMEZ (PLN180560) 
RESOLUTION NO. 19-022 
Resolution by the Monterey County Planning 
Commission: 
1) Finding the project is a minor land division which

qualifies as a Class 15 Categorical Exemption per
Section 15301(k) of the CEQA Guidelines and
none of the exceptions under Section 15300.2
apply; and

2) Approving a Coastal Development Permit for a
Minor Subdivision Tentative Map to subdivide
one .50 acre parcel into two parcels (Parcel 1 of
.23 acres and Parcel 2 of .27 acres).

22 Willow Road, Royal Oaks, North County Coastal 
Land Use Plan (APN: 119-121-031-000) 

The Gomez application (PLN180560) came on for public hearing before the Monterey 
County Planning Commission on July 31, 2019.  Having considered all the written and 
documentary evidence, the administrative record, the staff report, oral testimony, and 
other evidence presented, the Planning Commission finds and decides as follows: 

FINDINGS 

1. FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 
applicable plans and policies. 

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: 

- Monterey County General Plan,
- North County Coastal Land Use Plan,
- Monterey County Coastal Implementation Plan Part 2 (North

County Coastal),
- Monterey County Zoning Ordinance (Title 20),
- Monterey County Coastal 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) The property is located at 22 Willow Road, Royal Oaks (Assessor’s
Parcel Number 119-121-031-000), North County Coastal Land Use
Plan.  The parcel is zoned Medium Density Residential, four units per
acre, Coastal Zone [“RDR/4 (CZ)”], which allows minor subdivisions
as a conditional use subject to a Coastal Development Permit.
Therefore, the project is an allowed land use for this site.

c) The total project area consists of one .50-acre parcel with two existing
single family dwellings.  Based on current land use designations, the
property could allow a density of four units per acre.  As designed, this
minor subdivision would create two parcels, each with its own existing
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single family dwelling.  This subdivision is consistent with the North 
County Coastal Land Use Plan which designates the area for medium 
density residential uses. 

  d)  The lot was recorded in September 1939 in Book 4, Page 3 of Surveys, 
in the Office of Monterey County Recorder as part of the Las Lomas 
Tract No.6 subdivision and thus is a legal lot of record.  In addition, 
the property is developed with two single family residences and is 
therefore a legal parcel (section 19.14.045.A). 

  e)  Visual Resources.  This project is consistent with North County 
Coastal Land Use Plan (LUP) policies regarding visual resources.  No 
new structural development is proposed; therefore, the project will not 
create impacts to visual resources.   

  f)  Environmentally Sensitive Habitat Areas (ESHA).  The project, as 
proposed and conditioned, is consistent with LUP policies regarding 
ESHA.  The property contains no mapped ESHA.  Specifically, per 
LUP policy 2.3.2.3, significant impacts to ESHA will not occur as a 
result of this minor subdivision because no new structural 
development is proposed. 

  g)  Water Resources.  The project, as proposed and conditioned, is 
consistent with LUP policies regarding water resources.  Key Policy 
2.5.1 directs that groundwater aquifers shall be protected, and new 
development shall be controlled to a level that can be served by 
identifiable, available, long-term water supplies.  The property cannot 
be further subdivided and meet the MDR/4 units per acre zoning 
designation, therefore no new habitable structural development may 
occur.  Moreover, construction of accessory dwelling units (ADUs) 
are not permitted in North County, although state law permits 
conversion of existing habitable structures into ADUs.  The only 
habitable structures on this parcel are the two single-family dwellings; 
therefore, staff has concluded subdividing this property with the ban 
on ADUs in North County in place would not result in a cumulative 
impact to the surrounding area. 

  h)  Agricultural Resources.  The project, as proposed and conditioned, is 
consistent with LUP policies regarding agricultural resources.  The 
property is not designated as prime agricultural soils, nor is it 
designated for agricultural preservation or conservation. 

  i)  The project was not referred to the North County Coastal Land Use 
Advisory Committee (LUAC) for review.  Based on the LUAC 
Procedure guidelines adopted by the Monterey County Board of 
Supervisors per Resolution No. 08-338, this application did not 
warrant referral to the LUAC because no proposed development 
requiring CEQA review is involved.   

  j)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning 
Department for the proposed development found in Project File 
PLN180560. 

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

proposed. 

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

  b)  The purpose of this subdivision is to divide the existing parcel with 
two single family dwellings into two separate legal lots of record.  This 
subdivision would not result in non-conforming parcels.  With the 
subdivision of the one parcel into two, the existing single family 
dwellings meet all site development standards for the MDR/4 zoning 
area.  Residents of Parcel 2 would be able to access their home through 
an existing thirty-foot driveway easement southwest of Willow Road.  

  c)  The property is located in an area of low to moderate archaeological 
sensitivity.  No tree removal or structural development is proposed as 
part of this minor subdivision.  The property contains no mapped 
environmentally sensitive habitat.  All existing structures are either 
residential or accessory in use, and compatible with the existing 
zoning.  As proposed and conditioned, the project is suitable for this 
site. 

  d)  The North Monterey County area suffers from a groundwater overdraft 
and contamination problem that represents development constraints 
within the area.  The North County Land Use Plan Specific Policies 
Section 2.5.3.3 direct the County to regulate the intensification of use 
of existing water supplies by permit; however, this project does not 
propose any additional development beyond the subdivision of two 
existing single-family dwellings from one parcel into two.  Given the 
new parcels are approximately .25 acres each in a Medium Density 
Residential zoning district, it is not possible for the property to be 
subdivided further.  Therefore, this minor subdivision would not 
intensify the use of water for this property.         

  e)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning 
Department for the proposed development found in Project File 
PLN180560. 

 
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 RMA - Planning Department, North 
County Fire Protection District, RMA - Public Works, RMA - 
Environmental Services, and the Environmental Health Bureau.  The 
respective departments/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.  The applicant has agreed to these conditions as 
evidenced by the application and accompanying materials and 
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conditions.  
  b)  Necessary public facilities are available.  Both residences currently 

receive domestic water through California Water Service and have 
separate meters. Additionally, a waterline easement is identified on the 
Tentative Map, prepared by Bridgette Land Surveying, dated August 
23, 2018.  Sewer service is currently provided to the property by 
Pajaro County Sanitation District and Monterey One Water.  RMA 
Public Works requested the applicant submit tentative map to 
applicable utility companies and notify the RMA of any 
recommendations for required easements, which has been incorporated 
into this project as a condition.  The Environmental Health Division 
reviewed the project application, and did not impose any conditions. 

  c)  Findings 1, 2, 4, 5, 6, 7, and 8; and supporting evidence for 
PLN180560. 

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

  b)  There are no known violations on the subject parcel. 
  c)  The application, plans and supporting materials submitted by the 

project applicant to the Monterey County Planning Department for the 
proposed development are found in Project File PLN180560. 

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

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

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15301 categorically exempts existing facilities.   

  b)  California Environmental Quality Act (CEQA) Guidelines Section 
15301(k) categorically exempts division of existing single-family 
residences into common-interest ownership where no physical changes 
occur which are not otherwise exempt.   

  c)  The subject application for the division of one 21,774 square foot 
parcel with existing single-family dwelling units resulting in two (2) 
parcels of 10,169 square feet (Parcel 1) and 11,605 square feet (Parcel 
2), a division of property with existing residences into common 
interest ownership where no physical changes occur which are not 
otherwise exempt.  No additional single-family dwellings are being 
proposed.   

  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 
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proposed development found in Project File PLN180560. 
 
6. FINDING:  PUBLIC ACCESS – The project is in conformance with the public 

access and recreation policies of the Coastal Act (specifically Chapter 
3 of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and Local Coastal Program, and does not 
interfere with any form of historic public use or trust rights.   

 EVIDENCE: a)  No access is required as part of the project as no substantial adverse 
impact on access, either individually or cumulatively, as described in 
Section 20.70.050.B.4.c of the Monterey County Coastal 
Implementation Plan, can be demonstrated. 

  b)  The subject property is not described as an area where the Local 
Coastal Program requires public access (Figure 6 in the North County 
Coastal Land Use Plan). 

  c)  The application, plans and supporting materials submitted by the 
project applicant to the Monterey County Planning Department for the 
proposed development are found in Project File PLN180560. 

 
 7. FINDING:  SUBDIVISION – Section 66474 of the California Government Code 

(Subdivision Map Act) Title 19 (Subdivision Ordinance) of the Monterey 
County Code requires that a request for subdivision be denied if any of 
the following findings are made:  
1.   That the tentative map is not consistent with the applicable 
      General Plan, area plan, coastal land use plan or specific plan. 
2. That the design or improvement of the proposed subdivision is not 

consistent with the General Plan, area plan, coastal land use plan or 
specific plan.  

3. That the site is not physically suitable for the type of development.  
4. That the site is not physically suitable for the proposed density of 

development.  
5. That the design of the subdivision or the proposed improvements 

are likely to cause substantial environmental damage or 
substantially and avoidably injure fish or wildlife or their habitat.  

6. That the design of the subdivision or type of improvements is 
likely to cause serious public health problems.  

7. That the design of the subdivision or the type of improvements will 
conflict with easements, acquired by the public at large, for access 
through or use of, property within the proposed subdivision.  In 
this connection, the appropriate decision-making body may 
approve a map if it finds that alternate easements, for access or for 
use, will be provided, and that these will be substantially 
equivalent to ones previously acquired by the public. This 
Subsection shall apply only to easements of record or to easements 
established by judgment of a court of competent jurisdiction and no 
authority is hereby granted to the decision-making body to 
determine that the public at large has acquired easements for access 
through or use of property within the proposed subdivision.  

8. That the subdivision fails to meet any of the requirements or 
conditions imposed by the Subdivision Map Act or this Title.  
 

 EVIDENCE: a   Consistency:  The project, as designed and conditioned, is consistent 
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with the 1982 Monterey County General Plan.  See Finding 1. 
  b   Design: The lot design is consistent with the Lot Design Standards of 

MCC Section 19.10.030.  MCC Section 19.10.030.A, requires that the 
minimum lot size of the newly created parcels shall conform to the 
minimum lot size established by the County zoning regulations.   

  c   Site Suitability: The site is suitable for the proposed project. See 
Finding 1 and 2.  

  d   Environment: The subdivision design and improvements will not cause 
environmental damage to fish or wildlife habitat.  The property is 
located in an urbanized area and is already developed with residential 
structures. See Finding No. 5. 

  e   Health and Safety: The proposed project as designed and conditioned 
will not, under the circumstances of the particular application, be 
detrimental to the health, safety, peace, morals, comfort, and general 
welfare of persons residing or working in the neighborhood or to the 
general welfare of the County. See Finding 3.  

  f   Easements: The subdivision or the type of improvements will not 
conflict with easements on the property.  The plan set shows a 
proposed five foot waterline easement through Parcel 1, which has 
been conditioned for the subdivider to submit utility company 
recommendations for required easements to the Resource Management 
Agency.        

  g   Subdivision Requirements: The subdivision meets the requirements or 
conditions imposed by the Subdivision Map Act or Title 19.  

  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 PLN180560. 

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

the Board of Supervisors and the California Coastal Commission. 
 EVIDENCE: a)  Board of Supervisors:   Section 19.01.050.A of Title 19, Monterey 

County Subdivision Ordinance (Coastal), and Section 20.86.030.A of 
Title 20, Monterey County Zoning Ordinance. 

  b)  Coastal Commission:  Section 20.86.080.A.3 of the Monterey County 
Zoning Ordinance.  The project is subject to appeal by/to the 
California Coastal Commission because the proposed project involves 
approval of a conditional use. 

 
DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  
1. Find the project is a minor land division which qualifies as a Class 15 Categorical Exemption 

per Section 15301(k) of the CEQA Guidelines and none of the exceptions under Section 
15300.2 apply; and  

2. Approve a Coastal Development Permit for a Minor Subdivision Tentative Map to subdivide 
one .50 acre parcel into two parcels (Parcel 1 of .23 acres and Parcel 2 of .27 acres) at 22 
Willow Road, Royal Oaks, North County Coastal Land Use Plan (APN: 119-121-031-000) 

In general conformance with the attached plans and subject to five (5) conditions of approval, 
both being attached hereto and incorporated herein by reference. 
 





Conditions of Approval/Implementation Plan/Mitigation Monitoring 

and Reporting Plan

PLN180560

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Coastal Development Permit (PLN180560) allows for a minor subdivision of a 

single half acre parcel into two parcels approximately a quarter acre each with an 

existing single family dwelling on each parcel.  The property is located at 22 Willow 

Road, Royal Oaks (Assessor's Parcel Number 119-121-031-000), North County Land 

Use Plan. This permit was approved in accordance with County ordinances and land 

use regulations subject to the terms and conditions described in the project file .  

Neither the uses nor the construction allowed by this permit shall commence unless 

and until all of the conditions of this permit are met to the satisfaction of the RMA 

Chief of 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. (RMA - 

Planning)

Condition/Mitigation 

Monitoring Measure:

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

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be Performed:

2. PD002 - NOTICE PERMIT APPROVAL

RMA-PlanningResponsible Department:

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

 "A Coastal Development Permit (Resolution Number 19-022) was approved by the 

Planning Commission for Assessor's Parcel Number 119-121-031-000 on July 31, 

2019. The permit was granted subject to five (5) conditions of approval which run with 

the land. A copy of the permit is on file with Monterey County RMA - Planning."

Proof of recordation of this notice shall be furnished to the RMA Chief of Planning 

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

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

Compliance or 

Monitoring 

Action to be Performed:
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3. PW0015 – UTILITY’S COMMENTS

RMA-Public WorksResponsible Department:

Submit the approved tentative map to applicable utility companies.  Subdivider shall 

submit utility company recommendations for required easements, if any, to the RMA.

Condition/Mitigation 

Monitoring Measure:

Prior to recordation of the Final Map, Owner/Applicant/Subdivider shall provide a copy 

of the approved tentative map to all applicable public utility companies for review .  

Subdivider shall submit utility comments to the RMA.

Compliance or 

Monitoring 

Action to be Performed:

4. PW0036 - EASEMENTS AND RIGHT-OF-WAY

RMA-Public WorksResponsible Department:

Provide for all existing and required easements and rights of way.Condition/Mitigation 

Monitoring Measure:

Prior to recordation of the Parcel Map, Subdivider’s Surveyor shall include all existing 

and required easements or rights of way on Parcel Map.  The Parcel Map shall also 

include information identifying that Parcel 2 has a legal right to access Willow Road.

Compliance or 

Monitoring 

Action to be Performed:

5. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner 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 or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly 

notify the property owner of any such claim, action or proceeding or fails to cooperate 

fully in the defense thereof, the property owner shall not thereafter be responsible to 

defend, indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits, 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner /Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted 

to the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be Performed:
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