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Before the Planning Commission 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
CARMEL RESERVE LLC (PLN220307) 
RESOLUTION NO. __  
Resolution by the Monterey County Planning 
Commission: 

1) Considering the certified Final Revised 
Environmental Impact Report and Addendum 
(SCH#1995083033); and 

2) Approving a Design Approval to allow 
entrance design for the One Carmel 
Subdivision including a 75 square foot sign, 
400 square foot guard kiosk with entry gate, 
3,200 linear feet of stone and wood fencing, 
340 linear feet of retaining walls, exterior 
lighting, and landscaping (PLN110173-AMD1, 
Condition No. 28). 

[PLN220307 Carmel Reserve LLC, 2.5 miles east of 
Highway 1 on the north side of Carmel Valley Road, 
between Canada Way & Valley Greens Drive, Carmel 
Valley Master Plan (Assessor's Parcel Numbers 015-
171-013-000, 015-171-014-000, & 015-171-018-000)] 

 
 
 

 

The CARMEL RESERVE LLC application (PLN220307) came on for a public hearing 
before the Monterey County Planning Commission on September 13, 2023, was continued 
to September 27 with second continuance to October 25, 2023.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

RECITALS  
 

WHEREAS, the proposed project, PLN220307, located on the north side of Carmel Valley 
Road, between Canada Way & Valley Greens Drive, 2.5 miles east of Highway 1, Carmel Valley 
Master Plan] (APNs: 015-171-013-000, 015-171-014-000, & 015-171-018-000), is consistent 
with the policies of the Monterey County 2010 General Plan, Carmel Valley Master Plan, and 
the Monterey County Zoning Ordinance (Title 21); 

WHEREAS, the subject parcels are zoned Rural Density Residential/Low Density Residential 
which allow for construction of minor structures and signs (Monterey County Code [MCC] 
sections 21.14.030.F and 21.16.030.E); 

WHEREAS, the development is allowed subject to the granting of a Design Approval pursuant 
to Carmel Valley Master Plan Policy CV-1.20; 

WHEREAS, the subject project is part of the buildout of September Ranch (active permit 
PLN110173-AMD1) which was approved by the Board of Supervisors subject to the conditions 
of approval and mitigation measures for the subdivision. One of the conditions of approval, 
number 28, specifies the Planning Commission shall make “final approval” of design of several 
elements of the subdivision improvements, including the fencing, gate and gate house and that 
the structures “shall follow a rural design & maintain compatible design consistency with the 
surroundings in keeping with the old farmhouse & equestrian center;” 

WHEREAS, as proposed, the project consists of construction of entrance design including a 75 
square foot sign, 400 square foot guard kiosk with entry gate, 3,200 linear feet of stone and wood 
fencing, 340 linear feet of retaining walls, exterior lighting, and landscaping including an 
artificial landform built from approximately 8,900 cubic yards fill with a length of approximately 
230 feet and a height of 12 feet and 6 inches (5% slope on western side); 

WHEREAS, the proposed colors and materials, and bulk and mass blend with the surrounding 
environment, are consistent with the surrounding rural Carmel Valley Road character, and other 



entry designs in the neighborhood. Colors and materials include beige Carmel stone veneer on 
the retaining wall, grey dry stacked stone and dark brown wood fencing, and beige granite 
hardscaping; 

WHEREAS, the proposed project is not located in an area of high visual sensitivity and as sited, 
designed, and conditioned, will not result in adverse visual impacts. The project is consistent 
with the applicable scenic resource policies of the 2010 General Plan and the Carmel Valley 
Master Plan (CVMP) Policy CV-1.1 (development shall follow a rural architectural theme with 
design review), Policy CV-1.9 (structures proposed in open grassland areas that would be highly 
visible from Carmel Valley Road shall be minimized in number and be clustered near existing 
natural or man-made vertical features), Policy CV-3.2, public vistas are provided, and Policy 
CV-3.3, development including buildings, fences, signs, landscaping are not significantly 
blocking the viewshed or the hills. The proposed entrance features are made from natural 
materials, clustered at the entrance and do not significantly block views. The sign is proposed to 
be located on a monument of stacked stone which is a decorative theme repeated in the style of 
the retaining wall around the artificial landform and other elements of the entrance. The 
landscaping proposed for the top of the artificial landform will be designed to add no more than 
four additional feet in height to protect public vistas. This is evidenced by the attached plans and 
renderings, staking and flagging, testimony in the hearing, as well as a staff visual impact 
assessment; 

WHEREAS, the project setbacks are at least 100 feet from Carmel Valley Road pursuant to 
CVMP Policy CV-3.1 such that there is a monument sign of less than 6 feet and retaining wall of 
less than four feet height within the setback but no development considered a structure; 

WHEREAS, the proposed project is not for the design of the driveway, bus stop, drainage 
improvements or roadway improvements, as they were already approved by the Board of 
Supervisors on March 28, 2023 as shown in the approved improvement plans with that 
entitlement (Resolution No. 23-123). In accordance with CVMP Policy CV-2.11, there is left 
turn channelization and tapering at the access point on Carmel Valley Road for safe ingress and 
egress in the approved intersection design. Improvement plans for a safe transit stop were 
provided to County and MST for review and approval prior to Phase 1 final map acceptance. 
Pursuant to subdivision project Condition of Approval number 77, PWSP006 – Transit Stop, the 
applicant shall provide an improved pull-out in each direction and onsite signage at the site 
entrance showing the transit schedule and map. In accordance with the Drainage & Flood 
Control Systems Agreement for the subdivision (Document No. 2020076785, condition no. 121), 
two stormwater control ponds are planned for the parcels adjacent to Carmel Valley Road that 
include the planned entrance. The approved subdivision improvement plan shows the area 
intended for the artificial landform with a note to place excess material for entry feature; 

WHEREAS, in accordance with General Plan Policy and MCC section 21.66.050, an 
Archaeological Report was prepared by four archaeologists with Archaeological Consulting and 
Research Services, Inc. for the subdivision in February, 1981. A flat area of the subdivision was 
identified as a possible pre-historical tribal cultural activity area and no other artifacts were 
discovered; an Archaeological Report Waiver was requested by the developer for this Design 
Approval, which was approved, given the extensive environmental analysis done on the subject 
development at these properties and the application of Mitigation Measure 4.10-1 Cultural 
Resources to the subdivision;  

WHEREAS, the subject properties are identified as Parcels A, B and E on "Tract No. 1547, 
September Ranch Phase 1 Subdivision Map”, filed for record in Volume 24, Cities and Towns, at 
Page 70, and are therefore recognized by the County as legal lot of record; 

WHEREAS, Monterey County HCD-Planning and HCD-Building Services records were 
reviewed, and the County is not aware of any violations existing on subject property; 

WHEREAS, the project was referred to the Carmel Valley Land Use Advisory Committee 
pursuant to Board of Supervisors adopted LUAC Guidelines, at which the LUAC on June 20, 
2023 voted unanimously with one member absent to approve the designs with condition that the 
landscaping plan reduce the number of trees to retain the quality of the viewshed; 

WHEREAS, California Environmental Quality Act (CEQA) Guidelines Section 15162 and 
15164 allows a Project that was analyzed in a certified Environmental Impact Report (EIR) and 
Addendum to consider the certified EIR when the circumstances of the projects are the same. 



The proposed development is consistent with the entrance, gate and guard kiosk that were 
anticipated for the subdivision at this site. None of the conditions described in CEQA Guidelines 
Section 15162 apply and there is no change to the larger project by this Project that would 
require new environmental analysis; and 

WHEREAS, pursuant to MCC Section 21.80.040.D, the Board of Supervisors shall consider 
appeals from the discretionary decisions of the Planning Commission and the decision of the 
Board of Supervisors would be final and may not be appealed. 

NOW, THEREFORE BE IT RESOLVED, based on the above recitals, the Monterey County 
Planning Commission does hereby:  

1) Consider the certified Final Revised Environmental Impact Report and Addendum 
(SCH#1995083033); and 

2) Approve a Design Approval to allow entrance design for the One Carmel Subdivision 
including a 75 square foot sign, 400 square foot guard kiosk with entry gate, 3,200 linear 
feet of stone and wood fencing, 340 linear feet of retaining walls, exterior lighting, and 
landscaping (PLN110173-AMD1, Condition No. 28). 

 

PASSED AND ADOPTED this 25th day of October 2023 upon motion of Commissioner 
____________, seconded by Commissioner ______________________, by the following vote: 

 

AYES:  

NOES:  

ABSENT:  

ABSTAIN:  

 

 

_____________________________________________ 

Melanie Beretti, AICP, Planning Commission Secretary 

COPY OF THIS DECISION MAILED TO APPLICANT ON _______________. 

 

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.  IF ANYONE WISHES 
TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND SUBMITTED TO 
THE CLERK OF THE BOARD ALONG WITH THE APPROPRIATE FILING FEE ON OR BEFORE 
_______________. 

 

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with 
the Court no later than the 90th day following the date on which this decision becomes final.  

 

NOTES 

 

1. You will need a building permit and must comply with the Monterey County Building 
Ordinance in every respect. 

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

3. Do not start any construction or occupy any building until you have obtained the necessary 
permits and use clearances from Monterey County HCD-Planning and HCD-Building 
Services Department office in Salinas. 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN220307

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Design Approval permit (PLN220307) allows installation and construction of 

frontage improvements for the One Carmel Subdivision including a 75 square foot sign, 

400 square foot guard kiosk with entry gate, 3,200 linear feet of stone and wood 

fencing, 340 linear feet of retaining walls, exterior lighting, and landscaping.. The 

property is located at 2.5 miles east of Highway 1 on the north side of Carmel Valley 

Road, between Canada Way & Valley Greens Drive (Assessor's Parcel Numbers 

015-171-013-000, 015-171-014-000, & 015-171-018-000), Carmel Valley Master Plan. 

This permit was approved in accordance with County ordinances and land use 

regulations subject to the terms and conditions described in the project file.  Neither the 

uses nor the construction allowed by this permit shall commence unless and until all of 

the conditions of this permit are met to the satisfaction of the Director of HCD - 

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. (HCD - 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:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

Condition/Mitigation 

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

 "A Design Approval (Resolution Number ____________) was approved by [Name of 

Hearing Body] for Assessor's Parcel Numbers 015-171-013-000, 015-171-014-000, & 

015-171-018-000 on October 25, 2023. The permit was granted subject to six 

conditions of approval which run with the land. A copy of the permit is on file with 

Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

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

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

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County HCD - Planning and a qualified archaeologist immediately if cultural, 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

Performed:
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4. PW0005 - ENCROACHMENT PERMIT

Public WorksResponsible Department:

Encroachment Permits are required for all work within the public right-of-way.Condition/Mitigation 

Monitoring Measure:

Owner/Applicant shall submit the design for review and approval of the PWFP, obtain 

an encroachment permit from the HCD prior to issuance of building or grading permits, 

and construct and complete improvements prior to occupancy or commencement of 

use. Applicant is responsible to obtain all permits and environmental clearances.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PW001 - LANDSCAPE MAINTENANCE AGREEMENT:

Public WorksResponsible Department:

A landscape maintenance agreement is required to maintain the frontage of the 

Property including proposed decomposed granite sidewalks at the intersection of 

Carmel Valley Road and Brookdale Drive. Periodic inspection, repair, safe operation, 

and, if and when necessary, replacement of the Improvements by the Developer at its 

expense in accordance with the county standards. Landscape maintenance shall 

include, but not be limited to repair decomposed granite sidewalks as necessary, 

periodic trimming and pruning of trees, shrubs, and other vegetation; trimming and 

shaping of trees and shrubs to maintain safe pedestrian access, road conditions and 

visibility. Decomposed sidewalk shall be designed to meet ADA guidelines. The 

agreement shall be recorded with the recorder’s office.

Condition/Mitigation 

Monitoring Measure:

Prior to building/grading permits issuance, the Owner/Applicant shall provide a 

landscape maintenance agreement by an Engineer to HCD-Engineering Services and 

PWFP for approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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6. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Condition/Mitigation 

Monitoring Measure:

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

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

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

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

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

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

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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