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only private lands in the County Coastal Zone but also public land.  

Staff believes that the modifications identified are necessary to ensure that the proposed amendment is 
consistent with and adequate to carry out the certified LUP, specifically the visual and scenic resource 
protection policies of the LUP. As such, staff recommends that the Commission approve the 
modified LCP amendment. The necessary motions and resolutions can be found on page 3 below. The 
County has indicated that it is in agreement with the proposed modifications. 

LCP Amendment Action Deadline: This proposed LCP amendment was filed as complete on June 2, 
2008. It is an IP amendment only and the original 60-day action deadline was August 1, 2008. On July 
10, 2008 the Commission extended the action deadline by one year to August 1, 2009. Thus, the 
Commission has until August 1, 2009 to take a final action on this LCP amendment. As such, the July 
hearing is the last hearing available to the Commission to act on this item. 
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I. Staff Recommendation – Motion and Resolution 
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Staff recommends that the Commission, after public hearing, approve the proposed amendment only if 
modified. The Commission needs to make two motions in order to act on this recommendation.  

1. Denial of Implementation Plan Major Amendment Number 1-08 Part 2 as Submitted  
Staff recommends a YES vote on the motion below. Passage of this motion will result in rejection of the 
amendment and the adoption of the following resolution and the findings in this staff report. The motion 
passes only by an affirmative vote of a majority of the Commissioners present. 

Motion (1 of 2). I move that the Commission reject Implementation Plan Major Amendment 
Number 1-08 Part 2 as submitted by Monterey County. 

Resolution to Deny. The Commission hereby denies certification of Implementation Plan 
Major Amendment Number 1-08 Part 2 as submitted by Monterey County and adopts the 
findings set forth in this staff report on the grounds that, as submitted, the Implementation Plan 
amendment is not consistent with and not adequate to carry out the certified Land Use Plan. 
Certification of the Implementation Plan amendment would not comply with the California 
Environmental Quality Act because there are feasible alternatives or mitigation measures which 
could substantially lessen any significant adverse effect which the Implementation Plan 
Amendment may have on the environment. 

2. Approval of Implementation Plan Major Amendment Number 1-08 Part 2 if Modified  
Staff recommends a YES vote on the motion below. Passage of this motion will result in certification of 
the amendment with suggested modifications and the adoption of the following resolution and the 
findings in this staff report. The motion passes only by an affirmative vote of a majority of the 
Commissioners present. 

Motion (2 of 2). I move that the Commission certify Implementation Plan Major Amendment 
Number 1-08 Part 2 if it is modified as suggested in this staff report. 

Resolution to Certify with Suggested Modifications. The Commission hereby certifies 
Implementation Plan Major Amendment Number 1-08 Part 2 to Monterey County’s Local 
Coastal Program if modified as suggested and adopts the findings set forth in this staff report on 
the grounds that, as modified, the Implementation Plan amendment is consistent with and 
adequate to carry out the certified Land Use Plan. Certification of the Implementation Plan 
amendment if modified as suggested complies with the California Environmental Quality Act 
because either: (1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the plan on the environment; or (2) there 
are no further feasible alternatives or mitigation measures that would substantially lessen any 
significant adverse impacts which the Implementation Plan Amendment may have on the 
environment. 
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II. Suggested Modifications 
The Commission hereby suggests the following modifications to the proposed LCP amendment, which 
are necessary to make the requisite Land Use Plan consistency findings. If Monterey County accepts 
each of the suggested modifications within six months of Commission action (i.e., by January 9, 2010), 
by formal resolution of the Board of Supervisors, the modified amendment will become effective upon 
Commission concurrence with the Executive Director’s finding that this acceptance has been properly 
accomplished. Where applicable, text in cross-out format denotes text to be deleted and text in underline 
format denotes text to be added. 

1. Changes to existing billboards and billboard relocation. Modify Section 20.60.060.E (General 
Regulations) of the Coastal Implementation Plan as follows: 

20.60.060.E. Billboards. The construction, erection or use of any and all billboards as defined 
herein, other than those which legally exist in the County, or for which a valid permit has been 
issued and has not expired, as of the date on which this provision, or when a prior version of this 
Chapter containing a provision to the same effect, was adopted, is prohibited. If any physical or 
structural changes (except for change of copy) of existing legal billboards are undertaken beyond 
customary repair and maintenance, the billboard must be made consistent with all applicable 
LCP regulations, including visual and scenic resource protection policies. In approving this 
Chapter, the Board of Supervisors affirmatively declares that it would have adopted this 
billboard prohibition even if it were the only provision in this Chapter. The “change of copy” 
provision applies to properly permitted, legally existing billboards. To the extent consistent with 
state law, existing, legal billboards may not be converted to a more visually intense method of 
image presentation, such as converting a flat, static display to a moving, animated or changing 
image display. The Board intends for this billboard prohibition to be severable and separately 
enforceable even if other provision(s) of this Chapter may be declared by a court of competent 
jurisdiction to be unconstitutional, invalid or unenforceable. This prohibition does not prohibit or 
limit agreements to relocate presently existing legal billboards if and when a billboard owner 
applies to relocate a billboard, as long as such relocated billboards are located outside of the 
Coastal Zone, as encouraged by state law including, but not limited to, Business and Professions 
Code section 5412. 

2. Legal nonconforming signs and billboards. Add and delete text in Section 20.60.160 (Legal 
Nonconforming Signs) of the Coastal Implementation Plan as follows: 

20.60.160 LEGAL NONCONFORMING SIGNS. Existing legal non-conforming signs 
(including billboards) and/or signs (including billboards) that are rendered legal non-conforming 
by this Chapter that are rendered legal non-conforming by this Chapter shall be subject to the 
requirements of Chapter 20.68 of this Title, except 20.68.040, and as follows: 

20.60.160.C. No legal nonconforming sign (excluding billboards) shall be moved in whole or in 
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part to any other location unless every portion of such sign which is moved is made to conform 
to all the regulations of the district in which it is located. See Section 20.60.060.E. for relocation 
provisions applicable to billboards. 

3. Prohibited signs. Add billboards to the list of prohibited signs under Section 20.60.140. 

20.60.140.I. Billboards pursuant to Section 20.60.060.E.  

4. Permit requirements. Modify the following sections of the Coastal Implementation Plan as 
follows:  

20.60.050.G. ESTABLISHMENT means a non-residential use of real property, which involves 
structures that would be subject to a building permit and/or coastal development permit if 
constructed anew, and the routine presence of live human beings for at least 24 hours per week. 

20.60.050.N. PERMIT means a coastal development permit, coastal administrative permit, or 
combined development permit written authorization to erect or display a sign that is subject to 
such authorization by this Chapter. Permits authorized by this Chapter do not include those 
permits issued by the Building Services Department under the authority of Title 18 of the 
Monterey County Code. 

20.60.060.A. Compliance and Permits. All signs within the regulatory scope of this Chapter shall 
conform to the provisions of this Chapter. No person shall erect, place, display or maintain any sign 
in violation of this Chapter. A permit shall be required for any sign identified in this Chapter or 
elsewhere in the LCP as requiring a permit a Coastal Administrative or Coastal Development Permit, 
unless the sign is expressly exempted from the permit requirement by a provision within this 
Chapter and/or from permit exemptions elsewhere in the LCP. If a Coastal Administrative or Coastal 
Development Permit or Design Approval is required for a sign pursuant to the County's certified 
Local Coastal Program, the sign shall comply with the applicable viewshed and other policies and 
regulations of the applicable certified land use plan and coastal implementation plan in addition to 
the provisions of this Chapter. 

20.60.060.C.2. Any unused allowance for signage may be used for temporary display of any non-
commercial message. When the new sign qualifies as a structure requiring a Coastal Development 
Permit or Coastal Administrative Permit pursuant to Title 20 of the Monterey County Code and/or a 
building permit pursuant to Title 18 of the Monterey County Code, those a building permits must be 
obtained prior to construction or placement of the sign.  

20.60.065.A. Permit Required. Permits are required as described in this Chapter and as described 
elsewhere in Title 20 and Parts 2 through 5 of the Coastal Implementation Plan. A building permit is 
required for any sign that meets the definition of a structure requiring a building permit pursuant to 
Title 18 of the Monterey County Code. 

California Coastal Commission 



LCPA MCO-MAJ-1-08 Part 2 
Sign Ordinance 
Page 6 

20.60.070.B, 20.60.080.B, and 20.60.090.B Scope. In the zones subject to this Section, the following 
sign types are allowed without permits, unless otherwise stated or unless it qualifies as non-exempt 
development elsewhere in Title 20. Notwithstanding the size limitations in this Section, property 
within a Design Control (“D”) combining district shall not exceed the sign limitations in Section 
20.60.110. 

20.60.070.C. and 20.60.090.D The following signs are subject to a Coastal Development Permit 
(Chapter 20.70): 

1. Signs not over 100 square feet in the aggregate for advertising the sale of parcels in a 
subdivision. Limit of two signs in each case. 

2. Signs not over 75 square feet in aggregate, and appurtenant to any allowed use, provided 
that the area permitted may be divided into not more than three single-faced or double-faced 
signs. 

3. Signs that are considered non-exempt development under Title 20.  

20.60.080.D. A Coastal Development Permit (Chapter 20.70) is required for signs between 75 
and 300 square feet in the aggregate appurtenant to any allowed use, provided that the area 
permitted may be divided into not more than three single-faced or double-faced signs and for any 
signs that are considered non-exempt development under Title 20. 

20.60.130. EXEMPT SIGNS. The following signs may be are exempt from permit requirements 
if they meet all other permit exemption provisions of this Title, subject to the rules stated in this 
Section… 

20.60.170.B. Purpose of Permitting. All permitting and approval processes required by this 
Chapter are intended to ensure compliance with this Chapter and all other parts of the LCP and 
various safety codes, as well as to prevent the loss of time, effort, materials and investment 
which might otherwise be invested in an illegal sign. 

5. Definitions. Modify Section 20.60.050 and 20.06 as follows:  

A. BILLBOARD means a non-portable permanent structure mounted sign that meets one or of 
more of the following criteria: 1) it is used for the display of off-site commercial messages; 2) it 
is used for general advertising; 3) display space on the sign is routinely rented, leased or donated 
to advertisers other than the owner or operator of the sign, or 4) the sign structure is a principal 
use, as opposed to an accessory or appurtenant use, of the land. A shopping center sign is not 
within this definition, so long as it is not used to display advertising for commercial enterprises 
located outside the shopping center. 

T. STRUCTURE means anything constructed or erected, except fences under six feet in height, 
the use of which requires location on the ground or attachment to something having location on 

California Coastal Commission 



LCPA MCO-MAJ-1-08 Part 2 
Sign Ordinance 

Page 7 

the ground, but not including any trailer or tent.  

20.06.1070 SIGN. See definition in Section 20.60.050. Sign means anything whatsoever placed, 
erected, constructed, posted, painted, printed, tacked, nailed, glued, stuck, carved, or otherwise 
fastened, affixed or made visible for out-of-door advertising purposes in any manner whatsoever, 
on the ground or on any tree, wall, bush, rock, post, fence, building, structure, or thing 
whatsoever.  

20.06.1080 SIGN, APPURTENANT. Appurtenant sign means a sign relating only to the sale of 
goods or rendering of services upon the building site on which said sign is erected or maintained. 

20.06.1090 SIGN, DIRECTIONAL AND INFORMATIONAL. Directional and informational 
sign means any sign which is confined to the giving of directions to a community or population 
center, or which, in addition to such directions, also gives general information as to the services, 
products, or facilities available therein, without, however, naming or otherwise identifying any 
particular establishment, purveyor of goods or services, or brand or manufacturer of products. 

20.06.1100 SIGN, DIRECTORY. Directory sign means an on-site sign providing a listing of 
and directions to the particular uses, structures, or occupants of a building or complex. 

20.06.1110 SIGN, OUTDOOR ADVERTISING. Outdoor advertising sign means any sign 
other than an appurtenant sign, a directional and informational sign or a directory sign. 

6. Scope of regulations. Modify Section 20.60.020 of the Coastal Implementation Plan to add new text 
as follows:  

This Chapter regulates signs mounted or displayed on public and private property within the 
unincorporated areas of Monterey County, inside the Coastal Zone. In addition to the regulations 
in this chapter, the regulations from the applicable Coastal Implementation Plan (Parts 2 through 
6) shall also apply. Signs outside the Coastal Zone are regulated by Chapter 21.60 of the 
Monterey County Code. Signs located on County-owned land or on public rights of way are also 
regulated by Chapter 14.30 of the Monterey County Code.

III. Findings and Declarations 
The Commission finds and declares as follows: 

A. Proposed LCP Amendment 
In addition to more general LCP provisions that also apply, signage in the Monterey County Coastal 
Zone is explicitly regulated by Chapter 20.60 of the certified LCP coastal implementation plan (CIP). 
Chapter 20.60 establishes size and height limits, location, number of signs, and identifies exempt and 
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prohibited signs. The proposed amendment modifies, clarifies, and reorganizes Chapter 20.60. Proposed 
modifications include but are not limited to prohibiting new commercial/advertising billboards, 
clarifying size limits in design control zoning districts, adding definitions, establishing site visibility 
requirements, and modifying permit requirements. The amendment also deletes Section 20.68.070 of 
Chapter 20.68 (Legal Nonconforming Land Uses) which requires, first, that legal nonconforming 
outdoor advertising structures be removed on or before January 1, 1979 except for those in commercial 
and industrial zoning districts and, second, that legal nonconforming outdoor advertising structures shall 
be removed within 5 years from the date a property is reclassified into some other zoning district, unless 
reclassified to a commercial or industrial district. The amendment also moves relevant legal non-
conforming text from Chapter 20.68 to Chapter 20.60. Please see Exhibit A for the Board of Supervisors 
resolution of intent and Exhibit B for the proposed CIP changes.  

The existing text of Chapter 20.60 does not explicitly define billboards or distinguish billboards from 
other signs. Existing LCP regulations do, however, require all outdoor advertising and any other signs 
used for offsite advertising to be located in industrial or commercial zoning districts, and state that they 
are subject to obtaining a coastal development permit (CDP) pursuant to CIP Chapter 20.70. The 
proposed amendment would define billboards and distinguish them from other types of signs. The 
amendment would prohibit the construction, erection, or use of any and all billboards, other than the 
continuing use of those billboards which have already been legally established. The amendment also 
removes outdated regulations for legal nonconforming signs in Chapter 20.68 and adds new regulations 
for legal nonconforming signs (including billboards) consistent with state law that allows them to be 
altered, repaired, and relocated so long as they are made to conform to all the regulations of the zoning 
district within which they are located.  

The existing text of Chapter 20.60 includes regulations for signs in residential, agricultural, commercial 
and industrial zoning districts. The proposed amendment carries forward many of the same regulations 
that are currently in the LCP, but adds requirements for additional zoning districts (Resource 
Conservation, Open Space Recreation, and Public/Quasi-Public) and provides slightly more detailed and 
expanded requirements in all districts for a wider range of sign types. The proposed amendment adds a 
section on general regulations applicable to all signs that does not currently exist in Chapter 20.60, 
including a requirement for signs to allow for unrestricted visibility at street corners and driveways. The 
proposed amendment also adds a section of definitions (including definitions for “sign,” “billboard,” 
and “permit”) applicable to the chapter which currently does not exist in the chapter. The amendment 
would also change the sign regulations to apply to only private property, whereas the current regulations 
apply to all property (public and private). 

In general, the LCP amendment clarifies and updates the existing sign ordinance and does not change 
many of the substantive aspects of the existing sign regulations. The most notable component of the 
amendment (and the primary focus of the LCP amendment analysis) is the proposed prohibition of new 
billboards in the Coastal Zone.  
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B. LUP Consistency Analysis 

1. Standard of Review 
The standard of review for proposed modifications to the County’s LUP is consistency with the Coastal 
Act. The standard of review for proposed modifications to the County’s CIP is that they must be 
consistent with and adequate to carry out the policies of the LUP. In general, Coastal Act policies set 
broad statewide direction that are generally refined by local government LUP policies giving local 
guidance as to the kinds, locations, and intensities of coastal development. CIP (zoning) standards then 
typically further refine LUP policies to provide guidance, including sometimes on a parcel by parcel 
level. Because this is a CIP (only) LCP amendment, the standard of review is the certified LUP. 

2. Applicable Policies  
The proposed amendment (in particular, new billboard regulations) primarily affects visual and scenic 
resources. Applicable LUP policies from the four certified area LUPs (North County, Carmel, Del 
Monte Forest, and Big Sur Coast) include the following. 

North County LUP 
The North County LUP key policy related to the protection of visual resources requires that 
development be prohibited or minimized to protect important public viewsheds (LUP Key Policy 2.2.1). 
It also contains several general policies requiring that open views, particularly to and along the ocean, 
be maximized and that development be designed to be unobtrusive and compatible with the rural visual 
character of the area (see, generally, LUP Policies under Section 2.2.2). Further, LUP Policies 2.2.3.3, 
2.2.3.7, and 2.2.3.8 deal specifically with blocking public views of the shoreline, and billboards and 
signs:  

North County LUP Key Policy 2.2.1: In order to protect the visual resources of North County, 
development should be prohibited to the fullest extent possible in beach, dune, estuary, and 
wetland areas. Only low intensity development that can be sited, screened, or designed to 
minimize visual impacts, shall be allowed on scenic hills, slopes, and ridgelines. 

North County LUP Policy 2.2.2.1: Views to and along the ocean shoreline from Highway One, 
Molera Road, Struve Road and public beaches, and to and along the shoreline of Elkhorn 
Slough from public vantage points shall be protected.  

North County LUP Policy 2.2.2.4: The least visually obtrusive portion of a parcel should be 
considered the most desirable site for the location of new structures. Structures should be 
located where existing topography and vegetation provide natural screening. 

North County LUP Policy 2.2.3.3: Structures shall generally be sited so as not to block public 
views of the shoreline; development proposals shall be revised if necessary to accomplish this 
goal. Necessary structures in public view between the road and shoreline (such as agricultural 
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buildings) shall be functionally designed, and sited so as to protect the maximum possible open 
views. Other development in public view between the road and shoreline (such as residential or 
commercial structures) shall be designed with materials, colors, landscaping and fencing 
appropriate to the rural setting.  

North County LUP Policy 2.2.3.7: Outdoor advertising signs shall be restricted and, where 
present, removed as soon as possible in conformance to existing County regulations. Highway 
direction and other public signs should be minimized and designed to complement the visual 
character of the area. 

North County LUP Policy 2.2.3.8: Commercial and industrial signs shall be constructed of 
natural materials. They shall not be internally illuminated. 

Carmel Area LUP 
The Carmel Area Land Use Plan contains similarly stringent policies requiring the protection of visual 
resources. The key visual resources policy requires that all categories of public and private land use and 
development conform to the basic viewshed policy of minimum visibility (LUP Policy 2.2.2). The 
following additional policies regulate scenic viewshed protection in the Carmel area, including Policy 
2.2.4.13 which specifically addresses signs:  
 

Carmel Area LUP Key Policy 2.2.2: To protect the scenic resources of the Carmel area in 
perpetuity, all future development within the viewshed must harmonize and be clearly 
subordinate to the natural scenic character of the area. All categories of public and private land 
use and development including all structures, the construction of public and private roads, 
utilities, and lighting must conform to the basic viewshed policy of minimum visibility except 
where otherwise stated in the plan. 

Carmel Area LUP Policy 2.2.3.1: The design and siting of structures, whether residential, 
commercial, agricultural, or public, and the access roads thereto, shall not detract from the 
natural beauty of the scenic shoreline and the undeveloped ridgelines and slopes in the public 
viewshed. 

Carmel Area LUP Policy 2.2.3.3: New development on slopes and ridges within the public 
viewshed shall be sited within existing forested areas or in areas where existing topography can 
ensure that structures and roads will not be visible from major public viewpoints and viewing 
corridors. Structures shall not be sited on non-forested slopes or silhouetted ridgelines. New 
development in the areas of Carmel Highlands and Carmel Meadows must be carefully sited and 
designed to minimize visibility. In all cases, the visual continuity and natural appearance of the 
ridgelines shall be protected. 

Carmel Area LUP Policy 2.2.3.4: The portion of a parcel least visible from public viewpoints 
and corridors shall be considered the most appropriate site for the location of new structures. 
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Consistency with other plan policies must be considered in determining appropriate siting. 

Carmel Area LUP Policy 2.2.3.6: Structures shall be subordinate to and blended into the 
environment, using appropriate materials that will achieve that effect. Where necessary, 
modification of plans shall be required for siting, structural design, color, texture, building 
materials, access and screening. 

Carmel Area LUP Policy 2.2.4.9: To protect both scenic quality and visual access to the 
shoreline, design review of all new structures or modification of existing structures shall be 
exercised. “Structures” shall include commercial facilities, homes, garages, fencing, watertanks, 
solar collectors, utility poles, etc. Where new development or intensification of existing uses is 
proposed, structures shall be sited to maximize plan policy. Furthermore, landscaping plans 
shall also be required and approved by the County as a secondary protection. 

Carmel Area LUP Policy 2.2.4.10.c: Structures located in the viewshed shall be designed so that 
they blend into the site and surroundings. The exterior of buildings must give the general 
appearance of natural materials (e.g., buildings should be of weathered wood or painted in 
“earth” tones). The height and bulk of buildings shall be modified as necessary to protect the 
viewshed. 

Carmel Area LUP Policy 2.2.4.12: Public highway facilities including signs, guardrails, and 
restrooms shall be of a design complementary to the scenic character of the Carmel area, with 
preference materials. Private driveway entrances, gates, roadside fences, mailboxes, and signs 
along Highway 1 should reflect the same design concept. Protective barrier by Caltrans should 
utilize boulders or walls or rock construction. 

Carmel Area LUP Policy 2.2.4.13: Signs are generally discouraged. Signs on private property 
along Highway 1 should be of wood, unpainted except for lettering; nor shall any signs be 
internally illuminated. No neon or animated advertising signs will be allowed inside windows or 
outdoors. 

Del Monte Forest LUP 
The Del Monte Forest LUP also mandates protection of visual resources. Like the other area LUPs it 
contains policies that require scenic viewsheds to be maximized and development to be subordinate to, 
blend with, and enhance the natural scenic assets of the area. Applicable policies include: 
 

Del Monte Forest LUP Policy Guidance Statement: The Del Monte Forest Area and 17-Mile 
Drive are important visitor destinations. It is the objective of this Plan to protect the areas 
magnificent scenic and visual resources, to avoid incompatible development, and to encourage 
improvements and facilities which complement the natural scenic assets and enhance the 
public’s enjoyment of them. In order to protect the scenic and visual resources of the Del Monte 
Forest Area, only compatible development along 17-Mile Drive should be allowed. 
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Del Monte Forest LUP Policy 55: Areas within the viewshed of scenic corridors identified on 
the LUP Visual Resources Map shall be zoned with a district, which requires adequate 
structural setbacks (generally a minimum of 50), the siting and design of structures to minimize 
the need for tree removal and alterations to natural landforms. New structures shall be designed 
to harmonize with the natural setting and not be visually intrusive. 

Del Monte Forest LUP Policy 56: Design and siting of structures in scenic areas should not 
detract from scenic values of the forest, stream courses, ridgelines, or shoreline. Structures, 
including fences, shall be subordinate to and blended into the environment, using appropriate 
materials, which will achieve that effect. Where necessary, modifications shall be required for 
siting, structural design, shape, lighting, color, texture, building materials, access, and 
screening. 

Del Monte Forest LUP Policy 59: New development, including ancillary structures such as 
fences constructed between 17-Mile Drive and the sea (Pacific Grove Gate to Carmel Gate 
portion) shall be designed and sited to minimize obstructions of views from the road to the sea. 
Examples of methods to reduce obstruction include, but are not limited to the following: height 
limits, use of see-through materials for fences, limitations on landscape materials, which would 
block views. 

Big Sur LUP 
Protection of visual resources and scenic beauty is the principal mandate of the Big Sur Coast LUP, and 
it contains some of the strongest policies for the protection of visual resources along the entire 
California coastline. The key scenic resources policy prohibits all new development visible from 
Highway 1 and major public viewing areas (i.e., the “critical viewshed”). The LUP also includes scenic 
protection policies for areas outside the critical viewshed, and includes exception areas where some 
development may occur in the critical viewshed.  

Big Sur LUP Key Policy: Recognizing the Big Sur coast's outstanding beauty and its great 
benefit to the people of the State and Nation, it is the County's objective to preserve these scenic 
resources in perpetuity and to promote the restoration of the natural beauty of visually degraded 
areas wherever possible. To this end, it is the County's policy to prohibit all future public or 
private development visible from Highway 1 and major public viewing areas (the critical 
viewshed), and to condition all new development in areas not visible from Highway 1 or major 
public viewing areas on the siting and design criteria set forth in Sections 3.2.3, 3.2.4, and 3.2.5 
of this plan. This applies to all structures, the construction of public and private roads, utilities, 
lighting, grading and removal or extraction of natural materials. 

Big Sur LUP Policy 3.2.4 (Land not in the critical viewshed) 

A.1: So that the visual continuity may remain undisturbed, the design and siting of structures, 
whether residential, commercial, agricultural, or public, and access thereto, shall not detract 
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from the natural beauty of the undeveloped skylines, ridgelines, and the shoreline. 

A.3: New development should be subordinate and blend with its environment, using materials or 
colors that will achieve that effect. Where necessary, appropriate modifications will be required 
for siting, structural design, size, shape, color, textures, building materials, access, and 
screening. 

Big Sur LUP Policy 3.2.5 (exceptions to the Key Policy) 
A. Rural service centers 
B. Essential ranching structures 
C. Highway 1 facilities 
D. Utilities 
E. State Park parking 
F. Rocky Point area vacant parcels 
G. Otter Cove 
H. Coastal-dependent uses 

 
In sum, each of the four Monterey County LUPs mandate the protection and enhancement of visual and 
scenic resources. Further, the North County and Carmel Area LUPs contain specific provisions 
discouraging outdoor signage and billboards.  

3. Analysis  
A. Billboard Prohibition 
The Monterey County Coastal Zone is divided into four areas (North County, Del Monte Forest, 
Carmel, and Big Sur) and four area-specific LUP/IP segments for purposes of the LCP. Each area is 
connected by Highway 1 and contains unique viewsheds and scenic resources, both natural and 
manmade. In the North County area, agricultural landscapes dominate the landscape, with the exception 
of the natural features of the Elkhorn Slough, industrial and harbor development at Moss Landing, and 
the sand dunes at the southerly end adjacent to the City of Marina. The majority of the Del Monte Forest 
and Carmel areas can be characterized as an urban forest, primarily occupied by residential 
development, golf courses, some coastal agriculture, large swaths of forest and related habitat areas, and 
ocean views. The Big Sur Highway 1 viewshed is dominated by dramatic natural features, including the 
Santa Lucia Mountains, coastal plains and bluffs, the rocky shoreline, and limited low intensity 
residential and visitor-serving development. 

Currently, all billboards in the County Coastal Zone exist in the North County area along the Highway 1 
corridor. Billboards through this area are located along the periphery of Highway 1 where it intersects 
agricultural fields along the highway from the County line in the north to the Marina city limits in the 
south, and are concentrated primarily from the Moss Landing area to the Castroville area. These existing 
billboards were erected prior to the coastal permitting requirements of Proposition 20 (the Coastal 
Initiative) in 1972, and the Coastal Act in 1976. The Del Monte Forest area, as a primarily residential 
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and recreational enclave, does not contain any Highway 1 frontage or other major arterial roadway that 
supports billboard advertising. The Carmel area and the Big Sur area also do not contain any billboards. 
All of the County’s coastal zone areas include smaller signs, such as signs for businesses along the 
Highway and agricultural signs identifying crops and the like, but these are of a lesser scale than the 
billboards that advertise for off-site businesses. 

Although the existing sign ordinance and individual zoning district regulations do not prohibit 
billboards, other area-specific policies and regulations related to scenic resources and viewsheds act to 
restrict them. In particular, the Big Sur segment of the County’s LCP contains a prohibition against all 
new development in the “critical viewshed,” which is defined as everything within view of Highway 1 
and all other major public viewing areas. Since adoption of the Big Sur segment of the LCP, the critical 
viewshed policies have ensured that almost no new visible development1 including—in addition to 
every other type of development—the erection of billboards and other large-scale outdoor advertising, 
has occurred. The Carmel and Del Monte Forest area LCPs also have stringent viewshed policies that 
have prevented the proliferation of billboards. The North County LCP has similarly stringent viewshed 
protection policies, including an LUP policy that calls for the restriction and removal of outdoor 
advertising signs as soon as possible in conformance with existing County regulations (North County 
LUP Policy 2.2.3.7). The proposed LCP amendment would define billboards as a distinct type of sign, 
and would explicitly prohibit them in the County’s Coastal Zone (see pages 3 and 8 of Exhibit B). The 
amendment would be consistent with LUP policies in each of the four area plans that place a high 
priority on preservation and protection of scenic resources because it would prevent further view 
degradation and blockage from billboards along the Highway 1 corridor and other roadways in the 
Coastal Zone. In general, LUP visual resource policies for each area require all development to be 
subordinate to and blended into the environment, emphasizing that the least visible portion of parcels be 
used to site new development. Billboards are clearly intended to attract attention and not blend into the 
environment, resulting in significant inconsistencies with existing visual resource protection policies. 
The LCP amendment ensures that the important scenic resources of the County’s Coastal Zone will not 
be further degraded by new, visually intrusive billboards.  

Although the LCP amendment goes a long way to protect the County’s Coastal Zone from viewshed 
degradation from new billboards, it does not include any requirements to remove or phase out existing 
billboards. This is largely because of a state law (Business and Professions Code (BPC) Section 5412) 
that prohibits removal of advertising displays without just compensation.2 Although the Coastal Act 

                                                 
1  The LCP includes certain critical viewshed exceptions for, among other things, essential highway development, utilities, certain pre-

LCP residential enclaves, and rural service centers provided that any new visible development that falls under the exceptions is 
carefully designed and sited so as not to significantly intrude on the viewshed (see Big Sur LUP Section 3.2.5). 

2  Business & Professions Code Section 5412 states “Notwithstanding any other provision of this chapter, no advertising display which 
was lawfully erected anywhere within this state shall be compelled to be removed, nor shall its customary maintenance or use be 
limited, whether or not the removal or limitation is pursuant to or because of this chapter or any other law, ordinance, or regulation of 
any governmental entity, without payment of compensation, as defined in the Eminent Domain Law (Title 7 (commencing with Section 
1230.010) of Part 3 of the Code of Civil Procedure), except as provided in Sections 5412.1, 5412.2, and 5412.3. The compensation shall 
be paid to the owner or owners of the advertising display and the owner or owners of the land upon which the display is located.” 
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(and by extension, the LCP) is a separate and distinct law, it is the Commission’s intent to harmonize the 
Coastal Act with other state laws to the maximum extent practicable without jeopardizing coastal 
resources. The proposed LCP amendment recognizes the limitations imposed by BPC Section 5412 and 
does not attempt to impose regulations that would require removal or phasing out of existing billboards 
(including through removal of Section 20.68.070 which requires removal of legal non-conforming 
billboards) except as provided for in BPC Section 5412. BPC Section 5412 and the proposed 
amendment do, however, address the possibility that an existing permitted billboard can be relocated. To 
ensure that the LCP amendment is consistent with applicable LUP visual and scenic resource protection 
policies, within the constraints imposed by BPC Section 5412, a suggested modification to the billboard 
relocation provisions in Section 20.60.060.E is identified that would require existing billboards to be 
relocated outside of the Coastal Zone if and when a billboard owner applies to relocate a billboard. This 
ensures that any relocated billboard is consistent with such LUP policies as North County Policy 2.2.3.7, 
which requires outdoor advertising signs be removed as soon as possible, while still being consistent 
with BPC Section 5412 which encourages relocation of billboards to allow local governments to 
continue to develop in a planned manner. Along these same lines, suggested modification 1 includes a 
requirement that any changes or modifications to existing legal billboards must be consistent with all 
applicable LCP provisions, including visual and scenic resource policies. This suggested modification is 
consistent with the County-proposed changes to existing legal non-conforming billboards in Section 
20.60.160 and would ensure consistency with the visual and scenic resource policies of the LCP. See 
suggested modification 1. 

Suggested modification 2 makes changes to the legal nonconforming signs section (Section 20.60.160). 
Specifically, this modification clarifies that this section applies to existing legal non-conforming signs 
(including billboards) as well as all other signs (including billboards) made legal non-conforming by 
virtue of the revised Chapter 20.60, and includes a reference to Section 20.60.060.E specifically in terms 
of relocation of billboards. Finally, suggested modification 3 adds “billboards” to the prohibited signs 
section (20.60.140).  

B. Scope of Sign Regulations 
The LCP amendment proposes to change the sign regulations (including the billboard ban) to apply to 
only private property, whereas the current regulations apply to all property (public and private). The 
proposed amendment language indicates that signs located on County-owned land or on public rights-
of-way are regulated by Chapter 14.30 of the Monterey County Code, but it is silent on other public 
lands. LUP visual resource policies (and all other resource protection policies) do not prescribe certain 
protections (or lack thereof) based on land ownership or otherwise discriminate between private and 
publicly-owned lands. Therefore, in order to ensure maximum consistency with the LUP policies 
discussed above, a suggested modification is identified to apply Chapter 20.60 to both public and private 
lands. See suggested modification 6.  

C. Permit Requirements 
Signs, like all other forms of development in the LCP-certified areas of the Monterey County Coastal 
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Zone, are subject to the coastal development permit (CDP) provisions of the Monterey County LCP. 
Chapter 20.60 provides permit requirements for specific types of signs (for example, in residential 
zoning districts, CDPs are required for signs not over 100 square feet in the aggregate for advertising the 
sale of a subdivision and signs not over 75 square feet that are appurtenant to any permitted use, 
provided that the area permitted may be divided into not more than 3 single-faced or double-faced 
signs). Chapter 20.60 does not specifically reference other CDP requirements, such as those in other 
sections of Title 20. The individual zoning district regulations under Title 20 include lists of “non-
exempt” development, which are types of development that require a CDP regardless of which category 
of allowed use it falls into. Non-exempt development includes development that would cause a 
significant environmental impact (under CEQA), is located within the Big Sur critical viewshed, is 
located on 30% or greater slopes, is ridgeline development, is located within 100 feet of an 
environmentally sensitive habitat area, and/or development with a positive archaeological report. Other 
LCP sections that address permit requirements for development are Chapter 20.70 (Coastal 
Development Permits), Chapter 20.76 (Coastal Administrative Permits), and the four area-specific 
regulations of the LUP and CIP (Parts 2 through 5). In sum, Chapter 20.60 is not the only LCP section 
that regulates permits for signs, rather the LCP must be read as a whole to determine if an allowed sign 
constitutes development and requires a permit or not.  

The proposed amendment adds new language to Chapter 20.60 that addresses permits. It specifically 
adds a definition of a permit, general regulations for when a permit is required for a sign, and modifies 
the existing zoning district permit requirements for signs. As proposed, it is not entirely clear that other 
CDP requirements that exist are applicable to signs. Without language in Chapter 20.60 that cross 
references or clearly states the other relevant permit requirements of the LCP, the proposed amendment 
has the potential to result in confusion with respect to which signs require CDPs, and this confusion 
could ultimately result in resource impacts from unpermitted or incorrectly permitted signage. The 
proposed amendment does not cross-reference the individual zoning district regulations that list 
categories of non-exempt development that would require permitting regardless of what Chapter 20.60 
says about the size of the sign, for example. To ensure internal LCP consistency and protection of 
coastal resources against impacts from sign development, the proposed permit requirements have been 
modified to better reflect the coastal permit requirements of the LCP. See suggested modification 4.  

D. Definitions 
The proposed amendment includes detailed definitions applicable to the Chapter. However, different 
definitions of some of the same or similar things (sign; sign, appurtenant; sign, directional and 
informational; and sign, outdoor advertising) already exist in Chapter 20.06 (definitions) of Title 20. For 
internal consistency, it is suggested that these definitions in Chapter 20.06 be deleted and a reference to 
the new definition of “sign” in Chapter 20.60 be inserted. In addition, it is suggested that the definition 
of “structure” from Chapter 20.06 be added to the new definitions in Chapter 20.60, and that the 
definition of “billboard” be modified to be consistent with the other definitions in the new chapter (i.e., 
change it from “permanent” to “non-portable” and “structure mounted”) so that it is clear what 
constitutes a billboard. This is particularly important given the billboard prohibition and suggested 
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billboard treatment otherwise proposed. See suggested modification 5.  

E. Other Code Changes 
The proposed amendment clarifies an existing requirement for signage in Design Control (D) districts 
for commercial and industrial centers; establishes a requirement for signs to allow for unrestricted 
visibility at street corners and driveways; and allows for more signage for multi-family residential 
complexes, relative to the size of the residential complex. In some cases, these proposed changes merely 
clarify the existing code (namely, the “D” district change), and in the other cases, the proposed changes 
would have an insignificant effect on visual resources in the County’s Coastal Zone. The new site 
visibility standards would be expected to slightly improve visual resources, and the change to multi-
family complex signage is not expected to affect visual resources, primarily because the ability to 
construct additional signage is related to the size of the property, and most multi-family residential 
complexes are located in more urbanized areas of the Coastal Zone and outside the scenic viewshed. 

In general, Chapter 20.60 (both as amended through this LCP amendment and prior to being amended) 
is not entirely clear on the maximum allowed sign sizes. The chapter does not include a section that 
specifically lays out the maximum sizes of various types of signs allowed in each zoning district that are 
covered by the ordinance. Rather, the ordinance is structured to identify sign types that don’t need a 
permit, and sign types that do need a permit, but it doesn't clearly articulate how the LCP should be read 
to apply to signs types not identified at all. For example, in the residential zoning district sign 
regulations (Section 20.60.070), certain types of signs (nameplates and street address signs, real estate 
signs, construction signs, clustered residential signs, and certain appurtenant signs for non-residential 
uses) under a certain size may be exempt from a CDP or coastal administrative permit (CAP) (provided 
they area also not non-exempt elsewhere in the LCP). This section then goes on to identify certain types 
and sizes of signs that are always subject to a CAP or CDP (e.g., signs not over 75 square feet in 
aggregate and appurtenant to any allowed use). However, it does not specify that 75 square feet (or 
some other upper bound) is the maximum allowed sign size in the district. As a result, there is some 
question about signs that are larger than those identified as possibly exempt or needing a permit. 
Although not made explicit in the text, it is clear that signs that are larger than those identified are not 
contemplated and not allowed in those districts. The Commission therefore understands that any signs 
that exceed the size limits identified in Section 20.60.070 are prohibited, with or without permits. The 
same understanding applies in the same way to the signs regulated in other zoning districts (Sections 
20.60.080 and 20.60.090) and elsewhere in the Chapter (e.g., under Section 20.60.100, community 
entrance sign regulations).  

4. Conclusion  
The proposed amendment is intended to clarify and update the existing sign regulations for the 
Monterey County Coastal Zone. In general, the proposed amendment as modified would provide greater 
specificity and direction for existing and future signs in the Monterey County Coastal Zone (including, 
among other things, onsite advertising and identifying signs, onsite residential signs, interpretive signs, 
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and agriculturally-related signs), and is expected to better achieve LUP public viewshed goals and 
objectives as a result, both in terms of curtailing inappropriate signs and allowing for others that are a 
part of the fabric and character of certain viewsheds in many ways. Furthermore, the most substantive 
aspect of the amendment, the ban on new billboards, brings greater protection for the County’s scenic 
and visual resources and brings the existing sign regulations into better conformance with the visual 
resource protection policies of the four LUPs. To ensure an even higher level of LUP conformity, it is 
suggested that the proposed amendment be modified such that billboards subject to relocation are moved 
outside the Coastal Zone to locations where they will not impact views from the Coastal Zone. Other 
suggested modifications address the need for the sign regulations to apply to all lands in the County, 
public and private, to ensure maximum consistency with LUP visual resource policies that apply to all 
lands in the Coastal Zone. Finally, it is suggested that the proposed amendment be modified so that CDP 
requirements are clear and so that the applicable CDP regulations are cross-referenced, and modified so 
certain definitions are clear. As so modified, the Commission finds the proposed amendment consistent 
with and adequate to carry out the certified LUP.  

D. California Environmental Quality Act (CEQA) 
Local governments are not required to prepare CEQA documents analyzing the environmental effects of 
proposed LCP amendments, although the Commission can and does use any environmental information 
that the local government has developed. The Coastal Commission’s review and development process 
for LCPs and LCP amendments has been certified by the Secretary of Resources as being the functional 
equivalent of the environmental review required by CEQA.  

In this case, the County prepared a negative declaration for the proposed LCP amendment. This staff 
report has discussed the relevant coastal resource issues with the proposal, and has identified appropriate 
modifications to lessen any potential for adverse impacts to said resources. All public comments 
received to date have been addressed in the findings above. All above findings are incorporated herein 
in their entirety by reference. 

As such, there are no additional feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse environmental effects which approval of the 
amendment, as modified, would have on the environment within the meaning of CEQA. Thus, if so 
modified, the proposed amendment will not result in any significant environmental effects for which 
feasible mitigation measures have not been employed consistent with CEQA Section 21080.5(d)(2)(A). 
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