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SUMMARY OF STAFF RECOMMENDATION 

Monterey County is proposing to amend its LCP to eliminate the Minor and Standard 
Subdivision Committees and move the hearing authority for both minor and standard 
subdivisions to the Planning Commission and Board of Supervisors.  The proposed changes 
affect Title 19 (coastal subdivision ordinance) and various sections of Title 20 to change the 
process for consideration of applications for subdivisions and lot line adjustments in the coastal 
zone.  The amendment would also update an outdated lot line adjustment definition in Title 19 to 
conform to state law. 

Currently, the Minor Subdivision Committee is the decision-making body for coastal 
development permits for minor subdivisions and lot line adjustments. The Board of Supervisors 
considers appeals from the decisions of the Minor Subdivision Committee. For standard 
subdivisions, the Standard Subdivision Committee, serving in an advisory capacity, makes 
recommendations to the Planning Commission, who in turn makes a recommendation to the 
Board of Supervisors as the final hearing authority. The proposed amendment would eliminate 
the Minor Subdivision Committee and transfer its hearing and decision-making authority to the 
Planning Commission (appeals would continue to be the responsibility of the Board of 
Supervisors). The amendment would also eliminate the Standard Subdivision Committee and 
maintain the decision-making roles of the Planning Commission and Board of Supervisors for 
standard subdivisions. Technical and advisory review authority that is currently provided by the 
Subdivision Committees would be transferred to County staff. These are organizational changes 
that would streamline the County’s coastal development permit decision-making process for 
subdivisions while maintaining the same technical review and public hearing requirements. 
Thus, as proposed, this portion of the proposed amendment is consistent with the certified LCP 
and Coastal Act requirements to provide the widest opportunity for public participation in 
decisions affecting coastal resources.        

The proposed change to the lot line adjustment definition modifies it to be consistent with the 
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State Subdivision Map Act, as it was amended in 2002 by Senate Bill 497. The County LCP 
currently defines lot line adjustments as being between two or more existing adjacent parcels. 
The proposed language states that a lot line adjustment is between four or fewer adjoining 
parcels. Although this limitation is consistent with State law, the proposed amendment raises the 
question of what happens in the case of a lot line adjustment proposal for more than four parcels. 
In practice, the County has been operating under this new definition since the State law changed 
in 2002 and has treated requests for lot line adjustments of more than four parcels as a 
subdivision (or resubdivision) that fall under the LCP’s existing subdivision regulations. 
However, the proposed language does not make this process clear.  Therefore, staff is 
recommending Suggested Modification 1, which adds language to clarify that lot line 
adjustments of five or more lots are considered subdivisions, and must be reviewed as such, 
pursuant to the County’s subdivision regulations.  

As modified, the proposed amendment is consistent with and adequate to carry out the LUP, and 
the County has indicated it is in agreement with the staff recommendation. Therefore, staff 
recommends that the Commission approve the amendment with one suggested modification. The 
required motions and resolutions are found on page 3 below. 

 
Staff Note: LCP Amendment Action Deadline  
This proposed LCP amendment was filed as complete on December 31, 2013. The amendment 
modifies only the LCP IP and the 60-day action deadline is March 1, 2014. Thus, unless the 
Commission votes to extend the action deadline (it may be extended by up to one year), the 
Commission has until March 1, 2014 to take a final action on this LCP amendment. 
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I. MOTIONS AND RESOLUTIONS 

Staff recommends that the Commission, after public hearing, deny the proposed LCP amendment 
as submitted and approve the amendment with suggested modifications. The Commission needs 
to make two motions, one to reject the IP amendment as submitted and a second to approve the 
IP amendments with suggested modifications, in order to act on this recommendation.  

A. Deny the IP Amendment 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: I move that the Commission reject Implementation Plan Major Amendment Number 
LCP-3-MCO-13-0226-1 Part A as submitted by Monterey County. 

Resolution: The Commission hereby denies certification of Implementation Plan Major 
Amendment LCP-3-MCO-13-0226-1 Part A 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. 

B. Approve the IP Amendment With Suggested Modifications 
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: I move that the Commission certify Implementation Plan Major Amendment 
Number LCP-3-MCO-13-0226-1 Part A if it is modified as suggested in this staff 
report.  
 
Resolution: Resolution to Certify with Suggested Modifications. The Commission 
hereby certifies Implementation Plan Major Amendment Number LCP-3-MCO-13-
0226-1 Part A 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 
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that would substantially lessen any significant adverse impacts which the 
Implementation Plan Amendment may have on the environment.  
 

II. SUGGESTED MODIFICATIONS 

The Commission hereby suggests the following modification to the proposed LCP amendment, 
which are necessary to make the requisite Coastal Act consistency findings. If Monterey County 
accepts each of the suggested modifications within six months of Commission action (i.e., by 
August 13, 2014), 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. Text in cross-out and underline format denotes 
proposed text of the LCP amendment, and text in double underline denotes text to be added. 
 
1. Modify Section 19.02.150 as follows: 
 

19.02.150 LOT LINE ADJUSTMENT.  A lot line adjustment between two or more four or 
fewer existing adjacent adjoining parcels, where the land taken from one parcel is added to 
an adjacent adjoining parcel, and where a greater number of parcels than originally existed 
is not thereby created.  A lot line adjustment which results in the relocation of the building 
area or has potential to result in the creation of additional lots shall be considered major. A 
lot line adjustment which does not result in the relocation of the building area shall be 
considered minor.  A relocation which results in the creation of additional lots or parcels 
shall be treated as a subdivision.  Lots may be consolidated through the lot line adjustment 
application procedure. Lot line adjustments involving five or more adjoining parcels shall be 
subject to the requirements of Chapter 19.03 (Standard Subdivisions) or Chapter 19.04 
(Minor Subdivisions), whichever applies. 

 

III. FINDINGS AND DECLARATIONS 

A. DESCRIPTION OF PROPOSED LCP AMENDMENT 
Monterey County is proposing to amend its LCP to eliminate the Minor and Standard 
Subdivision Committees and move the hearing authority for both minor and standard 
subdivisions to the Planning Commission and Board of Supervisors.  The proposed changes 
affect Title 19 (coastal subdivision ordinance) and various sections of Title 20 to change the 
process for consideration of applications for subdivisions and lot line adjustments in the coastal 
zone.  The amendment would also update an outdated lot line adjustment definition in Title 19 to 
conform to state law. 

Currently, the Minor Subdivision Committee is the decision-making body for coastal 
development permits for minor subdivisions and lot line adjustments. The Board of Supervisors 
considers appeals from the decisions of the Minor Subdivision Committee. For standard 
subdivisions, the Standard Subdivision Committee, serving in an advisory capacity, makes 
recommendations to the Planning Commission, who in turn makes a recommendation to the 
Board of Supervisors as the final hearing authority. The proposed amendment would eliminate 
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the Minor Subdivision Committee and transfer its hearing and decision-making authority to the 
Planning Commission (appeals would continue to be the responsibility of the Board of 
Supervisors). The amendment would also eliminate the Standard Subdivision Committee and 
maintain the decision-making roles of the Planning Commission and Board of Supervisors for 
standard subdivisions. Technical and advisory review authority that is currently provided by the 
Subdivision Committees would be transferred to County staff.  

The proposed change to the lot line adjustment definition modifies it to be consistent with the 
State Subdivision Map Act, as it was amended in 2002 by Senate Bill 497. The County LCP 
currently defines lot line adjustments as being between two or more existing adjacent parcels. 
The proposed language states that a lot line adjustment is between four or fewer adjoining 
parcels.  

Please see Exhibit A for the proposed IP amendment text. 
 
 
B. CONSISTENCY ANALYSIS 

Standard of Review 
The proposed amendment affects the IP component of the Monterey County LCP. The standard 
of review for IP amendments is that they must be consistent with and adequate to carry out the 
policies of the certified LUP.  The Monterey County LUP consists of four parts: Big Sur, 
Carmel, Del Monte Forest, and North County. 

IP Amendment Consistency Analysis 
The Monterey County LUP includes policy language related to the coastal development permit 
approval process, including: 
 

Big Sur LUP Policy 7.2.1.B. Development Permits. All development in the coastal zone 
will be required to obtain a development permit from the County that will be approved 
based on demonstrated compliance with the plan and all its provisions.  Some forms of 
development, similar to that exempted in the Coastal Act, may also be exempted from 
obtaining a coastal permit from the County. Final action on coastal permits will be taken 
by the Board of Supervisors for standard subdivisions; all other development will be 
considered by the Planning Commission subject to Board appeals. 

Carmel LUP Policy 6.2.1.B. Development Permits. All development in the coastal zone 
will be required to obtain a development permit from the County that will be approved 
based on demonstrated compliance with the plan and all its provisions.  Some forms of 
development, similar to that exempted in the Coastal Act, may also be exempted from 
obtaining a coastal permit from the County.  Final action on coastal permits will be taken 
by the Board of Supervisors for standard subdivisions; all other development will be 
considered by the Planning Commission subject to Board appeals. 

Del Monte Forest LUP Chapter 6. CDP Process. …CDP applications are subject to 
review by:  1) the Del Monte Forest Architectural Review Board (ARB), a private body 
whose review authority is established by CC&Rs that are incorporated in the deeds of 
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property in the Del Monte Forest, and 2) the Del Monte Forest Land Use Advisory 
Committee (LUAC), an advisory body to the County Zoning Administrator, Planning 
Commission, and Board of Supervisors.  The principal charge of these committees is to 
review CDP applications and make recommendations to the County decision-making 
bodies regarding consistency with deeds (ARB) and LCP requirements (ARB and LUAC).  
Decisions on CDPs are made at the County level by the County Zoning Administrator, 
Planning Commission, and Board of Supervisors, where each lower body decision is 
appealable to the higher body.  In addition, because all of the Del Monte Forest is 
seaward of the first through public road and the sea, all County CDP approval decisions 
are appealable to the Coastal Commission, as are any local actions (approval or denial) 
on a CDP for a major public works project (including a publicly financed recreational 
facility and/or a special district development) or an energy facility. 

North County LUP Policy 7.2.2 Development Permits. Development in the coastal zone 
will be required to obtain permits from the County that will be approved based on 
demonstrated compliance with the plan and all its provisions.  Some forms of 
development, similar to those exempted in the Coastal Act, may also be exempted from 
obtaining permits from the County.   

 

Consistency Analysis 
The Land Use Plan includes requirements for coastal development permits and actions by the 
appropriate County bodies on those permits. The proposed elimination of the Minor and 
Standard Subdivision Committees are organizational changes that would streamline the County’s 
coastal development permit decision-making process for subdivisions while maintaining the 
same technical review and public hearing requirements. Thus, as proposed, this portion of the 
proposed amendment is consistent with the certified LCP and Coastal Act requirements to 
provide the widest opportunity for public participation in decisions affecting coastal resources.    

In addition, the existing LCP currently allows an unlimited number of adjoining lots to be altered 
through the lot line adjustment process. However, State law was amended in 2002 to limit lot 
line adjustments to four or fewer lots. Therefore, the County is proposing to amend its LCP to 
specify that lot line adjustments are limited to adjustments between four or fewer lots. Although 
this amendment is needed, given the changes in State law, the proposed language raises the 
question of what happens in the case of a lot line adjustment proposal for more than four parcels. 
In practice, the County has been operating under this new definition since the State law changed 
in 2002 and has treated requests for lot line adjustments of more than four parcels as a 
subdivision (or resubdivision) that fall under the LCP’s existing subdivision regulations. Treating 
lot line adjustments of more than four parcels in this way is consistent with State law, and will 
ensure adequate review of potential coastal resource impacts, as required by the LCP. However, 
the proposed language does not make the process clear, and a modification is necessary for full 
clarity.  Therefore, Suggested Modification 1 adds language to clarify that lot line adjustments 
of five or more lots are considered subdivisions, and must be reviewed as such, pursuant to the 
County’s subdivision regulations.  
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C. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
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. Local governments are not required to undertake 
environmental analysis of proposed LCP amendments, although the Commission can and does 
use any environmental information that the local government has developed. CEQA requires that 
alternatives to the proposed action be reviewed and considered for their potential impact on the 
environment and that the least damaging feasible alternative be chosen as the alternative to 
undertake.  

Monterey County found that the proposed ordinance was not a project under CEQA because it is 
an organizational or administrative activity of government that will not result in direct or indirect 
physical changes in the environment. This report has discussed the relevant coastal resource 
issues with the proposal. 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 would have on the environment within the meaning of CEQA. Thus, 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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