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EXHIBIT A 
DRAFT RESOLUTION 

 
Before the Zoning Administrator 

in and for the County of Monterey, State of California 
 

In the matter of the application of:  
GAZARIAN PROPERTIES LLC (PLN180072) 
RESOLUTION NO. 19 -  
Resolution by the Monterey County Zoning 
Administrator: 
1) Finding that the project involved an emergency 

repair which qualifies as a statutory exemption 
per Section 15269 of the CEQA Guidelines; and 

2) Approving a Combined Development Permit 
consisting of: 
a) Coastal Development Permit and Design 
Approval to allow the construction of a Hilfiker 
retaining wall previously approved and 
constructed under an Emergency Coastal 
Development Permit (RMA-Planning File No. 
PLN170607); 
b) Coastal Development Permit to allow 
development within 50 feet of a coastal bluff; 
c) Coastal Development Permit to allow 
development on slopes exceeding 30 percent; 
d) Coastal Development Permit to allow 
development within 100 feet of environmentally 
sensitive habitat area; and 
e) Coastal Administrative Permit to allow 
development within 750 feet of known 
archaeological resources. 

All subject to four (4) conditions of approval. 
30 Yankee Point Drive, Carmel Highlands, Carmel 
Area Land Use Plan, Coastal Zone (APN: 243-141-
009-000) 

 

 
The Gazarian Properties LLC application (PLN180072) came on for a public hearing 
before the Monterey County Zoning Administrator on February 14, 2019.  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 / NO VIOLATIONS - The as-built project and/or 

use, as conditioned, is consistent with the policies of the Monterey 
County 1982 General Plan, Carmel Area Land Use Plan, Carmel Area 
Coastal Implementation Plan – Part 4, Monterey County Zoning 
Ordinance - Coastal (Title 20), and other County health, safety, and 
welfare ordinances related to land use development.  No violations 
exist on the property. 



GAZARIAN (PLN180072)                                         Page 2 

 EVIDENCE: a)  The as-built project involved the construction of a Hilfiker retaining 
wall, ranging in length/width from 22 to 50 feet, and a total 
approximate height of 31 feet (i.e., 17 rows of Hilfiker baskets from 
the 39 foot elevation to the 70 foot elevation).  The project also 
involved development on slopes exceeding 30 percent, within 50 feet 
of a coastal bluff, within 100 feet of environmentally sensitive habitat 
area, and within 750 feet of known archaeological resources.  The 
retaining wall structure was necessary to maintain foundational 
support for the existing single-family dwelling on the parcel located 
at the top of the bluff.  See Finding Nos. 6 and 7, and supporting 
evidence.   

  b)  On October 18, 2017, the Monterey County Zoning Administrator 
granted an Emergency Coastal Development Permit (RMA-Planning 
File No. PLN170607; Zoning Administrator Resolution No. 17-065) 
to allow emergency construction of the Hilfiker retaining wall to 
stabilize the remaining slope.  Per the geotechnical report 
(LIB180060) prepared for the project, the slide was caused by high 
saturation from rainfall and natural subsurface drainage, not from the 
existing development located on the parcel.  All physical 
improvements were completed under RMA-Planning File No. 
PLN170607, and the associated construction permit (RMA-Building 
Services File No. 17CP02083).  RMA-Building Services finaled the 
construction permit on November 1, 2018. 

  c)  The property is located at 30 Yankee Point Drive, Carmel Highlands 
(Assessor's Parcel Number 243-141-009-000), Carmel Area Land 
Use Plan (LUP), Coastal Zone.  The parcel is split-zoned Low 
Density Residential, 1 acre per unit, with a Design Control zoning 
overlay and a 20-foot height limit (Coastal Zone) [LDR/1-D (20’) 
(CZ)] and Resource Conservation, with a Design Control zoning 
overlay and a 20-foot height limit (Coastal Zone) [RC-D (20’)(CZ)].  
The project is situated in that portion of the parcel zoned RC-D 
(20’)(CZ). 
 
Development of cliff retaining walls is identified as an allowed use 
pursuant to Monterey County Code (MCC) Section 20.36.050.A, 
subject to the granting of applicable coastal development permits.  
LUP Policy 2.7.4.10 also allows retaining walls where required for 
the protection of existing development.  The Design Control zoning 
overlay requires the granting of a Design Approval for the proposed 
development (see Evidence i below).  Therefore, the as-built 
development is an allowed use for this site. 

  d)  The 0.665-acre (28,967 square feet) parcel is identified as Lot 18, 
Tract No. 181, on that Final Map of Yankee Point Acres subdivision, 
filed August 1, 1949, in Volume 5, Maps of Cities and Towns, Page 
37.  There are signed statements on the recorded final map by the 
County Board of Supervisors and County Surveyor that they have 
reviewed and approved the map, and accept all parcels of land offered 
for dedication for public use.  Thus, the County recognizes the 
subject property as a legal lot of record. 

  e)  The project has been reviewed for consistency with the text, policies, 
and regulations in the: 
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- 1982 Monterey County General Plan; 
- Carmel Area Land Use Plan; 
- Carmel Area Coastal Implementation Plan (Part 4); and 
- Monterey County Zoning Ordinance - Coastal (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/or regulations of the 
applicable MCC. 

  f)  Monterey County RMA-Planning and RMA-Building Services 
records were reviewed, and the County is not aware of any violations 
existing on the subject property. 

  g)  Environmentally Sensitive Habitat Area (ESHA).   
The project includes a coastal development permit to allow 
development within 100 feet of ESHA (i.e., marine habitat).  Policies 
in Chapter 2.3 of the Carmel Area LUP require maintenance, 
protection, and where possible enhancement of sensitive habitats.  As 
designed, built, and conditioned, the project minimizes impacts to 
ESHA in accordance with the applicable goals and policies of the 
LUP and MCC.  See Finding No. 7. 

  h)  Design.  Pursuant to Section 20.44, Title 20 (Coastal Zoning 
Ordinance) of the Monterey County Code (MCC), the proposed 
project site and surrounding area are designated as a Design Control 
Combining District (D District), which regulates the location, size, 
configuration, materials, and colors of structures and fences to assure 
the protection of the public viewshed and neighborhood character. 
 
As built, the retaining wall used native rock material which matches 
the natural slope and blends with the surrounding environment.  
Therefore, the design of the as-built project assures protection of the 
public viewshed, is consistent with neighborhood character, and 
assures visual integrity without imposing undue restrictions on 
private property. 

  i)  Public Access.  See Finding No. 5 and supporting evidence. 
  j)  Development on Slopes Exceeding 30 Percent.  The project includes 

a coastal development permit to allow development on slopes 
exceeding 30 percent.  Development on slopes that exceed 30 percent 
is prohibited unless there is no feasible alternative that would allow 
development to occur on slopes of less than 30 percent, or the 
proposed development better achieves the goals, policies and 
objectives of the Monterey County General Plan and applicable land 
use plan than other development alternatives.  In this case, there is no 
feasible alternative that would avoid slopes.  See Finding No. 6 and 
supporting evidence. 

  k)  Development within 50 Feet of a Coastal Bluff.  The Monterey 
County Zoning Ordinance (Title 20), Section 20.70.120.B.1, requires 
a Coastal Development Permit for improvements to any structure 
within 50 feet of a coastal bluff edge because they involve risk of 
environmental impact.  The project, as built and conditioned, is 
consistent with applicable policies of the Carmel Area Land Use Plan 
regarding protection of resources.  See Finding No. 6 and supporting 
evidence. 
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  l)  Viewshed.  The project site is not located within, nor visible from, the 
Carmel General Viewshed (Map A of the Carmel Area Land Use 
Plan).  Although the site is in an area designated in County records as 
visually sensitive, the as-built project is not visible from Highway 1 
or any turnouts along Highway 1, Scenic Road in Carmel Point, 
public lands, or any common public viewing area.  The topography of 
the Yankee Point area screens the site entirely from Highway 1, and 
access to the site is via a private driveway.  As built, the project 
would not result in any visual impacts, and the project is consistent 
with the applicable visual resource policies of the Carmel Area Land 
Use Plan.  See also Finding No. 5, Evidence d below. 

  m)  The project planner conducted a site inspection on January 8, 2019, to 
verify that the proposed project on the subject parcel conforms to the 
applicable plans and Monterey County Code. 

  n)  Cultural Resources.  The project includes a coastal development 
permit to allow development within 750 feet of known archaeological 
resources.  Based on the specific circumstances of a project, planning 
permits or entitlements (i.e., coastal development permits) in the 
Coastal Zone may be processed as either a Coastal Administrative 
Permit (CAP) or a Coastal Development Permit (CST).  The 
circumstances and scope of this project warrant the processing of a 
CAP. 
 
The project site is in an area identified in County records as having a 
high archaeological sensitivity, and is within 750 feet of known 
archaeological resources.  Although located in an area of high 
sensitivity and known resources, the area of development had been 
disturbed by erosion and landslide activity, and there is no evidence 
that any cultural resources would be disturbed.  Therefore, the County 
determined the potential for impacts to occur to known 
archaeological resources to be very low, and did not require submittal 
of an archaeological report. 

  o)  The project was referred to the Carmel Highlands/Unincorporated 
Land Use Advisory Committee (LUAC) for review.  Based on the 
LUAC Procedure guidelines adopted by the Monterey County Board 
of Supervisors, this application warranted referral to the LUAC 
because the project involves a Design Approval subject to review by 
the Zoning Administrator.  The LUAC reviewed the project at a duly-
noticed public meeting on February 4, 2019, and voted 4 – 0 to 
support the project with a recommendation for additional 
landscaping. 

  p)  The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project files PLN170607 and 
PLN180072. 

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

built. 
 EVIDENCE: a) The project has been reviewed for site suitability by RMA-Planning, 

RMA-Public Works, RMA-Environmental Services, Carmel 
Highlands Fire Protection District, Environmental Health Bureau, and 
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Water Resources Agency.  County staff reviewed the application 
materials and plans, as well as the County’s GIS database, to verify 
that the as-built project on the subject site conforms to the applicable 
plans, and that the site is suitable for the as-built development. 

  b) The following technical reports have been prepared: 
- Geotechnical Report (LIB180060) prepared by Grice 

Engineering, Inc., Salinas, California, August 1, 2017, including 
Sand Loss Analysis Addendum No. 1, January 31, 2018; and 

- Biological Assessment (LIB180059) prepared by Jeffrey B. 
Froke, Ph.D., Consulting Ecologist, Pebble Beach, California, 
January 22, 2018. 

  c) County staff independently reviewed these reports and concurs with 
their conclusions. 

  d) The project planner conducted a site inspection on January 8, 2019, to 
verify that the site is suitable for this as-built project. 

  e) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project files PLN170607 and 
PLN180072. 

    
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, RMA-Public Works, 
RMA-Environmental Services, Carmel Highlands Fire Protection 
District, Environmental Health Bureau (EHB), and Water Resources 
Agency, and conditions have been recommended, 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) As built, the project is necessary to maintain foundational support for 
the adjacent single-family dwelling.  Heavy rainfall in January 2017 
caused significant erosion and sloughing below the existing dwelling.  
Per the geotechnical report prepared by Grice Engineering, without 
the retaining wall, the area below the dwelling would continue to be 
vulnerable to further sloughing which would result in serious risk to 
the current residents and existing structure.  The potential for 
additional erosion would be detrimental to the safety, health, and 
general welfare of the persons transiting, occupying, and/or working 
on the property.  The retaining wall was engineered and constructed 
to stabilize the bluff and protect the dwelling and occupants within 
the dwelling form injury that may have resulted from further erosion 
and sliding. 

  c) The project planner completed a site inspection on January 8, 2019, 
to verify that the as-built project would not impact public health and 
safety. 
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  d) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project files PLN170607 and 
PLN180072. 

    
4. FINDING:  CEQA (Statutory Exemption) – The project is statutorily exempt 

from environmental review and no unusual circumstances were 
identified to exist for the project as built. 

 EVIDENCE: a)  Section 15269 of the California Environmental Quality Act (CEQA) 
Guidelines statutorily exempts emergency repairs to publicly or 
privately owned facilities necessary to maintain the public health, 
safety, or welfare; or specific actions necessary to prevent or mitigate 
an emergency.  Section 15269 also statutorily exempts projects to 
maintain, repair, restore, demolish, or replace property or facilities 
damaged or destroyed as a result of a disaster in a disaster stricken 
area in which a state of emergency has been proclaimed by the 
Governor pursuant to the California Emergency Services Act.  In 
addition, on January 23, 2017, Governor Brown issued an emergency 
proclamation (Executive Order B-38-17), which included Monterey 
County, to address the damage caused by severe storms in January 
2017.  This proclamation included provision for continuing 
emergency response, including significant repair and reconstruction 
work.  Therefore, this project is consistent with the requirements of 
CEQA Guidelines Section 15269, and no additional CEQA action is 
required by the County. 

  b)  The emergency repairs were necessary to maintain foundational 
support for an existing single-family dwelling.  Heavy rainfall in 
January 2017 caused erosion and sloughing below the dwelling.  Per 
the geotechnical report prepared by Grice Engineering, without the 
retaining wall, the area below the dwelling would continue to be 
vulnerable to further sloughing which would undermine the 
foundation. 

  c)  The County, as Lead Agency, applied a statutory exemption to the 
Emergency Coastal Development Permit project (RMA-Planning File 
No. PLN170607), which involved an emergency repair to the slope 
below an existing single-family dwelling.  All physical improvements 
were completed under RMA-Planning File No. PLN170607, and this 
action qualified for a statutory exemption per Section 15269 of the 
CEQA Guidelines.  This project includes an after-the-fact permit for 
the emergency repairs.  The work has already occurred and no new 
changes or development are proposed. 

  d)  No adverse environmental effects were identified during staff review 
of the development application, nor during a site inspection on 
January 8, 2019. 

  e)  The Monterey County Zoning Administrator considered the Statutory 
Exemption, along with the Emergency Coastal Development Permit, 
at a duly noticed public hearing held on February 14, 2019.  The 
materials upon which the County’s decision is based are located in 
RMA-Planning, 1441 Schilling Place, 2nd Floor, Salinas, CA. 

  f)  The application, project plans, and related support materials 
submitted by the project applicant to Monterey County RMA-
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Planning for the proposed development found in project files 
PLN170607 and PLN180072. 

 
5. 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 20.145.150 of the Monterey County Coastal Implementation 
Plan (Part 3) can be demonstrated. 

  b) No evidence or documentation has been submitted or found showing 
the existence of historic public use or trust rights over this property. 

  c) The subject property is not described as an area where the Local 
Coastal Program requires physical public access, and is identified as 
an area inappropriate for beach access (Figure 3, Public Access, in 
the Carmel Area Land Use Plan). 

  d) The project planner completed a site inspection on January 8, 2019, 
to verify that the proposed project would not impact visual public 
access.  Based on this site inspection, the as-built project is not 
visible from Highway 1 or any common public viewing area.  As 
built, the project will not adversely impact the public viewshed or 
scenic character in the project vicinity, and is consistent with the 
applicable visual resource and public access policies of the Carmel 
Area Land Use Plan.  See also Finding No. 1, Evidence l above. 

  e) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development are found in project files PLN170607 and 
PLN180072. 

    
6. FINDING:  DEVELOPMENT ON SLOPES EXCEEDING 30 PERCENT 

AND WITHIN 50 FEET OF A COASTAL BLUFF – There is no 
feasible alternative which would allow development to occur on 
slopes of less than 30 percent, and there is no alternative location to 
position a retaining wall structure necessary to protect the eroding 
coastal bluff that is threatening existing residential development. 

 EVIDENCE: a) Pursuant to the policies of the Carmel Area Land Use Plan and 
applicable Monterey County Code (MCC), coastal development 
permits are required and the criteria to grant said permits has been 
met. 

  b) The project includes coastal development permits to allow 
development on slopes exceeding 30 percent and development within 
50 feet of a coastal bluff.  Heavy rainfall in January 2017 caused 
significant erosion and sloughing on the bluff area below the existing 
dwelling.  Per the geotechnical report (LIB180060) prepared for the 
project, the slide was caused by high saturation from rainfall and 
natural subsurface drainage, not from the existing development 
located on the parcel.  Without the retaining wall, the area below the 
dwelling would continue to be vulnerable to further sloughing, which 
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could result in serious risk to the current residents and existing 
structure. 
 
Development on slopes that exceed 30 percent is prohibited unless 
there is no feasible alternative that would allow development to occur 
on slopes of less than 30 percent, or the proposed development better 
achieves the goals, policies and objectives of the Monterey County 
General Plan and applicable land use plan than other development 
alternatives.  Due to the location of the slide, there are no feasible 
alternative building sites.  The as-built project involved the 
construction of a Hilfiker retaining wall, ranging in length/width from 
22 to 50 feet, and a total approximate height of 31 feet (i.e., 17 rows 
of Hilfiker baskets from the 39 foot elevation to the 70 foot 
elevation).  As built, the project is consistent with applicable policies 
of the Carmel Area Land Use Plan regarding protection of resources, 
and is necessary to maintain foundational support for the existing 
single-family dwelling.   

  c) The subject project minimized development on slopes exceeding 30 
percent in accordance with the applicable goals and policies of the 
Carmel Area Land Use Plan.  The project planner conducted a site 
inspection on January 8, 2019, to verify the subject project minimized 
development on slopes exceeding 30 percent.  As constructed, the 
retaining wall does not extend down to the sea, and would not result 
in loss of sand reaching the beach or marine habitat below the slide 
area (see also Evidence f below).  As designed, the retaining wall 
would only protect the area of the coastal bluff immediately below 
the main dwelling unit from continued erosion.  Development of cliff 
retaining walls is identified as an allowed use pursuant to Monterey 
County Code (MCC) Section 20.36.050.A, subject to the granting of 
applicable coastal development permits, and LUP Policy 2.7.4.10 
allows retaining walls where required for the protection of existing 
development.  The as-built project meets these criteria. 

  d) Conditions of approval and changes in the development deemed 
necessary to assure compliance with MCC Section 20.64.230.E.1 and 
to assure stability of the development have been applied.  All physical 
improvements were completed under the Emergency Coastal 
Development Permit (RMA-Planning File No. PLN170607), and the 
associated construction permit (RMA-Building Services File No. 
17CP02083).  The construction permit was finaled on November 1, 
2018.  As constructed and inspected, the project complied with 
applicable building code requirements and resource protection 
measures such as erosion control plan review and approval, grading 
plan review and approval, inspections by RMA-Environmental 
Services staff, and geotechnical plan review and certification.  
Additionally, the contractor implemented avoidance measures and 
best management practices to minimize disturbance such as working 
only from and/or in areas previously disturbed, limiting the amount of 
grading, controlling erosion and sedimentation, and constructing 
during the dry season.  Therefore, no further special conditions of 
approval are necessary or required for this project. 
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  e) Sand Loss Analysis.  Per a Sand Loss Analysis Addendum prepared 
by Grice Engineering (included as part of LIB180060), the as-built 
project will have no effect on the sand supply or transport of the 
ocean.  The area of the remaining slide material and the retaining wall 
is elevated above the mean high tide line of the sea, and the project 
site does not generate or receive measurable sands to or from the 
ocean. 

  f) Shoreline Erosion, Bluff Retreat, and Clearance of Structures.  Per 
the geotechnical report (LIB180060) prepared for the project, prior to 
the slide in 2017, the existing single-family dwelling was a distance 
of approximately 30 feet from the crown of the bluff.  The slide 
reduced this distance by approximately 10 feet, from 30 feet to 20 
feet.  The rate of erosion or bluff retreat depends on the amount of 
cyclic rainfall, as well as other factors such as underlying seepage and 
type(s) of soils.  However, another slide similar to the one which 
occurred in 2017 could undermine the foundation of the existing 
single-family dwelling, and LUP Policy 2.7.4.10 allows retaining 
walls where required for the protection of existing development. 

  g) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project files PLN170607 and 
PLN180072. 

    
7. FINDING:  DEVELOPMENT WITHIN 100 FEET OF 

ENVIRONMENTALLY SENSITIVE HABITAT AREAS 
(ESHA) – The subject project minimizes impact on environmentally 
sensitive habitat areas in accordance with the applicable goals and 
policies of the applicable area plan and zoning codes. 

 EVIDENCE: a) The project includes a coastal development permit to allow 
development within 100 feet of ESHA (i.e., marine habitat).  Pursuant 
to the policies of the Carmel Area Land Use Plan and applicable 
MCC, a coastal development permit is required and the criteria to 
grant said permit has been met. 

  b) The Policies in Chapter 2.3 of the Carmel Area LUP are directed at 
maintaining, protecting, and where possible enhancing sensitive 
habitats.  As designed, built, and conditioned, the project minimizes 
impacts to ESHA in accordance with the applicable goals and policies 
of the LUP and MCC. 

  c) The biological analysis (LIB180059) prepared for the project 
concluded that the development would have no adverse impact to 
native habitat systems.  Due to prior erosion activity, the slope below 
the dwelling was extensively devoid of any mature vegetation.  
Within the immediate area of project development or disturbance, no 
sensitive plant or animal species were found during the field survey, 
and no special-status species were observed within or adjacent to the 
project limits.  The contractor implemented avoidance and 
minimization measures to reduce the potential for impacts to 
biological resources.  Upon completion of the development, the area 
was hydro-seeded with a native seed mix. 

  d) Sand Loss Analysis.  See Finding No. 6, Evidence f, above. 
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  e) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
proposed development found in project files PLN170607 and 
PLN180072. 

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

the Monterey County Board of Supervisors and the California Coastal 
Commission. 

 EVIDENCE: a)  Board of Supervisors.  Pursuant to Section 20.86.030 of the Monterey 
County Zoning Ordinance (Title 20), an appeal may be made to the 
Board of Supervisors by any public agency or person aggrieved by a 
decision of an Appropriate Authority other than the Board of 
Supervisors. 

  b)  California Coastal Commission.  Pursuant to Section 20.86.080.A of 
the Monterey County Zoning Ordinance (Title 20), the project is 
subject to appeal by/to the California Coastal Commission because it 
involves development between the sea and the first through public 
road paralleling the sea (Highway 1), development within 300 feet of 
the top of the seaward face of any coastal bluff, development within 
300 feet of the inland extent of any beach or of the mean high tide 
line of the sea, and development permitted in the underlying zone as a 
conditional use (i.e.; development of the retaining wall on slopes 
exceeding 30 percent and within 50 feet of a coastal bluff, 
development within 100 feet of environmentally sensitive habitat, and 
development within 750 feet of known archaeological resources). 
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DECISION 

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

A. Find that the project is an emergency repair to privately owned facilities, which 
qualifies as a statutory exemption per Section 15269(b) of the CEQA Guidelines; and 

B. Approve a Combined Development Permit consisting of a Coastal Development 
Permit and Design Approval to allow the construction of a Hilfiker retaining wall 
previously approved and constructed under an Emergency Coastal Development 
Permit (RMA-Planning File No. PLN170607), a Coastal Development Permit to 
allow development within 50 feet of a coastal bluff, a Coastal Development Permit to 
allow development on slopes exceeding 30 percent, a Coastal Development Permit to 
allow development within 100 feet of environmentally sensitive habitat, and a Coastal 
Administrative Permit to allow development within 750 feet of known archaeological 
resources, in general conformance with the attached plans and subject to four (4) 
conditions, both being attached hereto and incorporated herein by reference. 

 
PASSED AND ADOPTED this 14th day of February, 2019. 
 
 
 

______________________________________ 
                                                                                  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 TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE _______________. 
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION 
NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE 
COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD.  AN APPEAL FORM 
MUST BE FILED WITH THE COASTAL COMMISSION.  FOR FURTHER INFORMATION, 
CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE 
300, SANTA CRUZ, CA. 
 
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. 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN180072

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Follow-Up Combined Development Permit (RMA-Planning File No. PLN180072) 

allows the construction of a Hilfiker retaining wall previously approved and constructed 

under an Emergency Coastal Development Permit (RMA-Planning File No. 

PLN170607); as well as development within 50 feet of a coastal bluff, on slope 

exceeding 30 percent, within 100 feet of environmentally sensitive habitat, and within 

750 feet of known archaeological resources.  The property is located at 30 Yankee 

Point Drive, Carmel Highlands (Assessor's Parcel Number 243-141-009-000), Carmel 

Area Land Use Plan, Coastal Zone.  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 

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be Performed:

1/16/2019Print Date: Page 1 of 211:41:53AM

PLN180072



2. PD002 - NOTICE PERMIT APPROVAL

RMA-PlanningResponsible Department:

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

Follow-Up Combined Development Permit (Resolution Number 19 -    ) was approved 

by the Zoning Administrator for Assessor's Parcel Number 243-141-009-000 on 

February 14, 2019.  The permit was granted subject to four (4) 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 or 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 RMA-Planning.

Compliance or 

Monitoring 

Action to be Performed:

3. PD006(A) - CONDITION COMPLIANCE FEE

RMA-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.  (RMA-Planning)

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:

4. PD032(A) - PERMIT EXPIRATION

RMA-PlanningResponsible Department:

The permit shall be granted for a time period of three (3) years, to expire on February 

14, 2022, unless applicable conditions of approval have been cleared within this 

period.  (RMA-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the expiration date stated in the condition, the Owner/Applicant shall clear any 

and all applicable conditions of approval to the satisfaction of the RMA Chief of 

Planning.  Any request for extension must be received by RMA-Planning at least 30 

days prior to the expiration date.

Compliance or 

Monitoring 

Action to be Performed:
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