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EXHIBIT B 
DRAFT RESOLUTION 

 
Before the Zoning Administrator in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  
MOUNTFORD PAUL (PLN160392) 
RESOLUTION NO.  
Resolution by the Monterey County Zoning 
Administrator: 

1) Finding the project Categorically Exempt per 
CEQA Section 15301(e)(1); and 

2) Approving the Combined Development Permit 
consisting of: 
a) A Coastal Administrative Permit and Design 

Approval to allow the demolition of a 272 
square foot deck and 190 linear feet of retaining 
walls, remodel of 1,933 square feet, addition of 
1,426 square feet, and new roofing; and 
associated grading; and 

b) A Coastal Administrative Permit to allow 
development within 750 feet of a known 
archaeological resource. 

[PLN160392, MOUNTFORD PAUL, 151 Highlands 
Drive, Carmel, Carmel Area Land Use Plan (APN: 241-
181-010-000)] 

 

 
The Mountford application (PLN160392) came on for public hearing before the Monterey 
County Zoning Administrator on 6 December 2018.  Having considered all the written and 
documentary evidence, the administrative record, the staff report, oral testimony, and 
other evidence presented, the Zoning Administrator finds and decides as follows: 

FINDINGS AND EVIDENCE 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

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

- the 1982 Monterey County General Plan; 
- Carmel Area Land Use Plan (LUP);  
- Coastal Implementation Plan (CIP), Part 4 
- Monterey County Zoning Ordinance (Title 20);   

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 151 Highlands Drive, Carmel (Assessor’s 
Parcel Number 241-181-010-000), Carmel Area Land Use Plan. The 
parcel is zoned LDR/1-D(CZ) (Low Density Residential) and is 
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developed with an existing single family dwelling, detached garage, and 
driveway. 

  c)  The proposed project would not present significant public policy issues, 
unmitigable significant adverse environmental impacts, significant 
changes in the nature of a community or area, nor establishment of 
precedents or standards by which other projects will be measured. 
Therefore, the Zoning Administrator is the appropriate hearing body for 
consideration of this permit (Monterey County Code Title 20, Section 
20.04.F). 

  d)  Pursuant to Carmel Area LUP Policy 2.8.3.2, an archaeological survey 
was prepared due to the subject parcel within a high status area for 
archaeological sensitivity. The report, prepared by archaeologist Gary 
Breschini, concludes that the Phase 1 general surface reconnaissance 
shows no evidence of cultural significance (File No. LIB170327). 

  e)  The existing dwelling was first built circa 1920. Therefore, a Phase 1 
Historical Report was requested by the County and prepared by Garrett 
Root 20 February 2017. Results of Root’s Phase 1 report (Form DPR 
523) show the property as an eligible historic resource under the 
National Register of Historic Places (NRHP) Criterion C, California 
Register of Historical Resources (CRHR) Criterion 3, and Monterey 
County Historic Preservation Ordinance Criterion B.3 as an important 
example of a type and method of construction. As an eligible historic 
resource, the County requested a Phase 2 Historical report, also from 
Garrett Root 28 August 2017 (File No. LIB170326), which includes the 
Phase 1 Historical report. 

  f)  Pursuant to Chapter 2.56 of the Monterey County Code, the Historic 
Resources Review Board (HRRB) reviewed the subject application for a 
remodel of the existing single family dwelling using criteria for historic 
review under the NRHP, CRHR, and County Ordinance for the 
Preservation of Historic Resources (Chapter 18.25). The HRRB 
reviewed the initial project proposal on 2 November 2017 and continued 
by the HRRB to a date uncertain. A revised project proposal was 
reviewed by HRRB on 12 July 2018. The project was recommended for 
approval in a 6-0 vote. See Finding 4 below. 

  g)  No trees are proposed for removal. However, implementation of the 
project includes construction near an existing landmark Oak tree. This 
tree is a landmark tree because it is twenty-four (24) inches or more in 
diameter when measured two feet above the ground pursuant to 
Monterey County Code Chapter 16.60 Preservation of Oak and Other 
Protected Trees. The new kitchen wall is proposed to come within 18 
inches of the 29-inch trunk on the southeast side of the house. 
Therefore, Condition No. 16 requires the Owner/Applicant consult a 
County-approved arborist or forester for recommendations of Tree and 
Root Protection for trees located near grading or construction activity. 

  h)  Staff conducted a site inspection on 1 June 2018 and confirmed the 
staking and flagging are consistent with the proposed project plans.  

  i)  The project was referred to the Carmel Highlands Land Use Advisory 
Committee (LUAC) for review on 18 June 2018. Based on the LUAC 
Procedure guidelines adopted by the Monterey County Board of 
Supervisors, this application warranted referral to the LUAC because 
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the application includes request for a design approval that requires a 
public hearing. LUAC recommendation was for approval of the project 
with no changes in a 4-0 decision. 

  j)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN160392. 

    
2.  FINDING:  SITE SUITABILITY – The Project, as conditioned, is compatible with 

the integrity and nature of the area and complies with all applicable 
federal, state, and local regulations. 

 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: RMA- Planning, Carmel Highlands Fire 
Protection Department (FPD), RMA-Public Works, RMA-
Environmental Services, Environmental Health Bureau, and Water 
Resources Agency.  There has been no indication from these 
departments/agencies that the site would harm public health, safety, or 
welfare. Conditions recommended have been incorporated. 

  b)  RMA-ES reviewed the project and concluded that a geotechnical report 
would not be required. The application was deemed complete by RMA-
ES 22 August 2018. 

  c)  The parcel is High status for erosion hazard. In accordance with Policy 
2.4.4.C.1 of Carmel Area LUP, grading shall be restricted to the dry 
season of the year. Therefore, Condition No. 6 requires no land clearing 
or grading on the subject parcel October 15 through April 15 unless 
authorized by the RMA Chief of Planning.  

  d)  Pursuant to Policy 2.4.4.C.3 of the Carmel Area LUP, sediment basins 
shall be installed in conjunction with the initial grading operations and 
maintained through the development process to remove sediment and 
run-off waters. Therefore, Condition No. 8 requires an Erosion Control 
Plan that conforms to the provisions of Monterey County Code Chapter 
16.12 and includes standard inspection notes from RMA-Environmental 
Services. 

  e)  Staff conducted a site inspection on 1 June 2018 to verify that the site is 
suitable for implementation of the proposed project. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA - Planning for the 
proposed development found in Project File PLN160392. 

    
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, Carmel Highlands FPD, 
RMA-Public Works, RMA-Environmental Services, Environmental 
Health Bureau, and Water Resources Agency.  The respective agencies 
have recommended conditions, where appropriate, to ensure that the 
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project will not have an adverse effect on the health, safety, and welfare 
of persons either residing or working in the neighborhood.   

  b)  The subject parcel is a State Responsibility Area ranked Very High risk 
for fire hazard. During review of the project, Carmel Highlands FPD 
gave no indication the site would be unsuitable for implementation of 
the project. However, Carmel Area Coastal Implementation Plan (CIP) 
requires a deed restriction be recorded that states fire hazards exist on 
the parcel and development may be subject to certain restrictions, and 
processed in accordance with Section 20.64.280.B of Title 20. 
Therefore, Condition no.15 requires a deed restriction be recorded that 
states the following: "The parcel is located in a high fire hazard area and 
development may be subject to certain restrictions as per section(s) of 
the Coastal Implementation Plan and per the standards for development 
of residential property." 

  c)  Staff conducted a site inspection on 1 June 2018 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 RMA - Planning for the 
proposed development found in Project File PLN160392. 

    
4. FINDING:  CONSISTENCY (HISTORIC RESOURCE) – The project is 

consistent with Section 18.25.070 of the Monterey County Code and 
will neither adversely affect the significant architectural features of the 
eligible historic resource nor adversely affect the character, historical, 
architectural, or aesthetic interest or value of the eligible historic 
resource and its site. Proposed improvements upon the eligible historic 
resource will neither adversely affect nor be incompatible with the use 
and exterior of the existing eligible historic resource, improvement, 
buildings, and natural features of the site. 

 EVIDENCE: a) The proposed project was analyzed in the Addendum to Phase 2 
Historic Report prepared 14 April 2018 by Meg Clovis (File No. 
LIB180244). Ten Standards for Rehabilitation of Historic Resources 
were used in the Addendum for review of the project for consistency as 
prescribed by the Secretary of the Interior. 

  b) The highest level of historic integrity is found on the northeast and 
northwest elevations of the original house. Although minor changes 
have been made to these elevations, the view from the road of these two 
elevations is still much the same as depicted in the 1922 Art and 
Architecture article that featured the original house. Other elevations of 
the house have changed considerably and have lost integrity. 

  c) The proposed alterations do not affect the historic significance of the 
property based on the criteria set by the Ten Standards. Roofing 
materials will be Class A fire-retardant concrete tile shake that closely 
resembles the original wood shakes, the house configuration will remain 
integrated within its hillside terrace setting, stucco walls and wood 
frame windows will be retained, no surface cleaning is proposed, there 
is no evidence of archaeological resources on the site, and no additions 
will affect the remaining original fabric of the historic features of the 
property. 
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5. FINDING:  NO VIOLATIONS - The subject property is in compliance with all 
rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property. 

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

  b)  Staff conducted a site inspection on 1 June 2018 and researched County 
records to assess if any violation exists on the subject property.   

  c)  There are no known violations on the subject parcel. 
  d)  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 PLN160392. 

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

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

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15301(e)(1) categorically exempts additions to existing structures such 
that the addition is not 2,500 square feet or more and is not more than 
50 percent of the existing floor area.  

  b)  The proposed project would add 1,271 square feet of floor area to an 
existing 3,757 square feet, or 33.83%. This is under the 50 percent 
threshold of the existing floor area. Therefore, the project is 
categorically exempt. 

  c)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project. The project is not located in a sensitive environment; 
would not cause cumulative impacts or significant impact on the 
environment; would not damage scenic or historical resources; and is 
not registered on the Cortese List as a Superfund cleanup site.  

  d)  No adverse environmental effects were identified during staff review of 
the development application or during a site visit on 1 June 2018. 

  e)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN160392. 

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

Board of Supervisors and not to the California Coastal Commission. 
 EVIDENCE: a)  Section 20.8.030.A of the Monterey County Zoning Ordinance states 

that the decision by the Zoning Administrator is appealable to the Board 
of Supervisors. 

  b)  In accordance with Section 20.86.080.A of Title 20, the project is a 
principal use allowed not appealable to the California Coastal 
Commission (CCC) because the subject parcel is not between the sea 
and the first through public road paralleling the sea or within 300 feet of 
the inland extent of any beach or of the mean high tide line of the sea 
where there is no beach; nor within 100 feet of any wetland, estuary, 
stream or within 300 feet of the top of the seaward face of any coastal 
bluff; nor constitutes a major public works project or major energy 
facility. Therefore, this project is not appealable to the CCC. 
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DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1. Find the project Categorically Exempt per Section 15301(e)(1) of CEQA Guidelines;  
2. Approve the Combined Development Permit consisting of:  

a) a Coastal Administrative Permit and Design Approval to allow the demolition of a 272 
square foot deck and 136 linear feet of retaining walls, remodel of 1,933 square feet, 
addition of 1,426 square feet, and new roofing; and associated grading; and 

b) a Coastal Administrative Permit to allow development within 750 feet of a known 
archaeological resource; 

subject to the attached plans and conditions, all being attached hereto and incorporated herein 
by reference, 
 

PASSED AND ADOPTED this 6th day of December 2018 by: 
 

 
 

________________________________________________ 
Mike Novo, Zoning Administrator 

 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK OF THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE  
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

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

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

and use clearances from Monterey County RMA-Planning and RMA-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. 11-1-2018 
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