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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:  
QUAIL LODGE, INC. (PLN170098) 
RESOLUTION NO. 18-021 
Resolution by the Monterey County Planning 
Commission: 

1) Adopting a Negative Declaration; and 
2) Approving a Use Permit to allow assemblages 

of people for a 3-day special event for a car 
show and associated car auction with 
temporary tents, restroom facilities, and an 
on-site parking area during “Car Week”. 

[PLN170098, Quail Lodge, Inc., 26750 Rancho San 
Carlos Road, Carmel Valley, (APN: 157-121-027-
000) Carmel Valley Master Plan] 

 

 
The Quail Lodge, Inc. application (PLN170098) came on for public hearing before the 
Monterey County Planning Commission on May 30, 2018.  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: 

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

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

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

- the 2010 Monterey County General Plan; 
- Carmel Valley Master Plan; 
- Monterey County Zoning Ordinance (Title 21);   

No conflicts were found to exist.  No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents. 

  b)  The property is located at 26750 Rancho San Carlos Road, Carmel Valley 
(Assessor’s Parcel Number 157-121-027-000), Carmel Valley Master 
Plan. The parcel is zoned Resource Conservation, 10-Acre Minimum, 
Design Control, Site Plan Review, and Residential Allocation Zone 
(RC/10-D-S-RAZ) & Low Density Residential, 2.5-Acres per Unit, 
Design Control, Site Plan Review, and Residential Allocation Zone 
(LDR/2.5-D-S-RAZ). The area of the proposed development is located 
on the portion zoned RC/10-D-S-RAZ. Pursuant to Section 21.36.050.N 
of Title 21, the Resource Conservation zoning district allows the 
establishment of assemblages of people, not exceeding 10 days and not 
involving construction of permanent facilities, with a Use Permit. 
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Therefore, the project, as described in Condition No. 1 – Specific Uses 
Only, is an allowed land use for this site. 

  c)  Design Control District (D District) – The subject property is located 
within a Design Control district. Section 21.44.010 of Title 21 provides 
the regulation of the location, size, configuration, materials, and colors 
of structures and fences, except agricultural fences, through the Design 
Approval process. Section 21.06.1220 of Title 21 defines a “structure” 
as anything constructed or erected, except fences under 6-feet in height, 
the use of which requires location on the ground or attachment to 
something having location on the ground, but not including any trailer 
or tent. The temporary event facilities do not meet the definition of a 
structure and are therefore not subject to a Design Approval. 

  d)  Site Plan Review District (S District) – The project is consistent with 
the purpose of the S District as specified in Section 21.45.010 of Title 
21; which states that the district provides regulations for review of 
development in areas where, by reason of its location, has the potential 
to adversely affect or be adversely affected by natural resources or site 
constraints, without imposing undue restrictions on private property. 
The Monterey County Geographic Information System (GIS) indicates 
that there is potential for biological resources and flood hazard areas 
on the site. A Biological report (Planning File LIB170170) was 
submitted with the application identifying California red-legged frog 
(CRLF) and California tiger salamander (CTS) in proximity of the 
project site. However, due to the migratory patterns of both CRLF and 
CTS and the existing conditions of the even site, the biologist concludes 
that it would be “extremely unlikely” that the temporary event would 
have impacts these special status species. As discussed in subsequent 
Evidence “f”, the project does not include the placement of temporary 
structures within the Carmel Valley Floodplain. 

  e)  Residential Allocation District (RAZ District) – The project is 
consistent with the purpose of the RAZ District as specified in Section 
21.52.010 if Title 21; which specifies limitation on the number of lots or 
units which may be created. The subject property is a vacant legal lot of 
record and the project includes establishment of a special event that is 
limited to the use of temporary facilities only. Therefore, the project 
does not subtract from the allocated residential and visitor serving units 
established in Policy Nos. CV-1.6 and CV-1.15 of the Carmel Valley 
Master Plan.  

  f)  Development in the Carmel Valley Floodplain – Monterey County 
Geographic Information System (GIS) indicates that portions of the 
property are located within the Carmel River floodway, 100-year flood 
zone, and other flood areas. Chapter 16.16 of the Monterey County 
Code (MCC) contains regulations for floodplain management consistent 
with the requirements of the National Flood Insurance Program. This 
chapter includes county-wide development standards in all flood areas. 
Section 21.64.130 of Title 21 contains specific regulations for 
development within the Carmel river and its corridor. These regulations 
are based on MCC 16.16 and a detailed study of the “Preliminary Flood 
Boundary and Floodway Map” prepared by Nolte Engineers for the 
Federal Emergency Management Agency. In accordance with these 
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regulations, the project has been reviewed by the Monterey County 
Water Resource Agency (WRA) to determine if the development would 
adversely affect the flood capacity of the Special Flood Hazard Area 
(also known as the floodway fringe and 100-year floodplain) and if 
there would be a cumulative effect from the proposed development, 
when combined with all other existing and anticipated development, 
resulting in the increase of water surface elevation of the base flood by 
more than one foot at any point. The project includes the placement of 
temporary event structures on a portion of the property outside of the 
identified FEMA flood hazard areas. However, in accordance with 
Chapter 16.16 and to ensure subsequent property owners are notified of 
potential flood hazards, WRA has required the applicant record a 
floodplain notice as a condition of approval (Condition No. 10).  

  g)  The project was referred to the Carmel Valley Land Use Advisory 
Committee (LUAC) for review on April 2, 2018. Based on the LUAC 
Procedure guidelines adopted by the Monterey County Board of 
Supervisors, this application warrants referral to the LUAC because the 
permit requires approval at a public hearing. The LUAC recommended 
approval of the project by a vote of 7/0 and provided the following 
recommendations for consideration: prohibiting parking along Carmel 
Valley Road, explore opportunities to expand existing shuttle service, 
limit set-up and removal activities to only daytime, monitor traffic and 
attendance, and develop and implement an emergency and medical 
service plan. The project as described in Condition No. 1 – Specific 
Uses Only and the implementation of Condition No. 4 – Traffic Control 
Plan will incorporate the LUAC’s recommendations and no issues 
remain. 

  h)  The project planner conducted a site inspection on March 10, 2017 to 
verify that the project on the subject parcel conforms to the plans listed 
above.   

  i)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN170098. 

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

proposed. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: RMA- Planning, Monterey County Regional 
Fire Protection District, RMA-Public Works, RMA-Environmental 
Services, Environmental Health Bureau, and Water Resources Agency.  
There has been no indication from these departments/agencies that the 
site is not suitable for the proposed development.  Conditions 
recommended have been incorporated. 

  b)  Staff identified potential impacts to biological resources and the 
following report has been prepared: 
- “Biological Assessment” (LIB170170) prepared by Regan 

Biological & Horticultural Consulting, Carmel Valley, CA, April 
2017. 

The above-mentioned technical report by an outside consultant 
demonstrates that there are no physical or environmental constraints that 
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would indicate that the site is not suitable for the use proposed. County 
staff has independently reviewed this report and concurs with its 
conclusions.   

  c)  Staff conducted a site inspection on March 10, 2017 to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning for the 
proposed development found in Project File PLN170098. 

    
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 the RMA - Planning, Monterey County 
Regional Fire Protection District, Public Works, Environmental Health 
Bureau, and Water Resources Agency. The respective agencies have 
recommended conditions, 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)  The special event is temporary in nature and therefore permanent public 
facilities are not required. The application materials demonstrate that 
potable water for the event will be provided by temporary water 
dispensing stations and bottled water, restroom facilities will be 
provided by temporary toilet facilities and hand washing stations, and 
electricity will be provided by private generators. The Environmental 
Health Bureau has reviewed the project and conditions of approval for 
food and/or beverage service (Condition No. 6), use of portable toilets 
(Condition No. 7), and submittal and approval of a recyclable material 
plan (Condition No. 8) have been incorporated. No issues remain. 

  c)  In order to ensure access to the site and parking during the event does 
not impact emergency services along Carmel Valley Road, Condition 
No. 4 has been incorporated requiring the applicant to submit a Traffic 
Control Plan to RMA-Public Works prior to issuance of building 
permits for temporary tents and commencement of each event. The plan 
shall include logistics for management of site access and on-site 
parking, attendance shuttle program, and the prohibition of parking 
along Carmel Valley Road. Implementation of this plan shall reduce the 
volume of vehicles traveling to the site, minimize the number of 
vehicles queuing in the left-turn pocket lane of the Rancho San Carlos 
signalized intersection, and prevent vehicles from parking along Carmel 
Valley Road.  

  d)  Staff conducted a site inspection on March 10, 2017 to verify that the 
site is suitable for this use. 

  e)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County RMA - Planning for the 
proposed development found in Project File PLN170098. 
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4.  FINDING:  NO VIOLATIONS - The subject property is in compliance with all 
rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

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

  b)  Staff conducted a site inspection on March 10, 2017 and researched 
County records to assess if any violation exists on the subject property.   

  c)  The application, plans and supporting materials submitted by the project 
applicant to Monterey County RMA-Planning for the proposed 
development are found in Project File PLN170098. 

    
5.  FINDING:  CEQA (Negative Declaration) - On the basis of the whole record 

before the Monterey County Planning Commission, there is no 
substantial evidence that the proposed project as designed, and 
conditioned, will have a significant effect on the environment.  The 
Negative Declaration reflects the independent judgment and analysis of 
the County. 

 EVIDENCE: a)  Public Resources Code Section 21080.d and California Environmental 
Quality Act (CEQA) Guidelines Section 15064.a.1 require 
environmental review if there is substantial evidence that the project 
may have a significant effect on the environment. 

  b)  Monterey County RMA-Planning prepared an Initial Study pursuant to 
CEQA. The Initial Study is on file in the offices of RMA-Planning and 
is hereby incorporated by reference (PLN170098). 

  c)  The Initial Study provides substantial evidence based upon the record as 
a whole, that the project would not have a significant effect on the 
environment. Accordingly, staff prepared a Negative Declaration.   

  d)  The Draft Negative Declaration (“ND”) for PLN170098 was prepared in 
accordance with CEQA and circulated for public review from May 1, 
2018 through May 21, 2018. Pursuant to Section 15105 of the CEQA 
Guidelines, the project qualifies for a shortened review period. 

  e)  Issues that were analyzed in the Negative Declaration include: 
aesthetics, agriculture and forest resources, air quality, biological 
resources, cultural resources, geology/soils, greenhouse gas emissions, 
hazards/hazardous materials, hydrology/water quality, land 
use/planning, mineral resources, noise, population/housing, public 
services, recreation, transportation/traffic, tribal cultural resources, and 
utility/service systems. Less than significant impacts to aesthetics, 
biological resources, hydrology and water quality, noise levels, and 
transportation/traffic were identified. All potential impacts have been 
addressed through implementation of existing policies and regulations, 
and where appropriate, through conditions of approval. No impacts 
requiring mitigation have been identified. 

  f)  Implementation of existing Monterey County policies and regulations 
already addressing drainage, noise, and traffic during special events 
allows for incorporation of conditions of approval (see Condition No. 
1), which, along with project design elements, would result a less than 
significant impact. 
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  g)  Evidence received and considered includes the project application 
materials, the Biological Report (Planning File No. LIB170170), 
available County resources (e.g. Monterey County Geographic 
Information System), staff reports that reflect the County’s independent 
judgment, and information and testimony presented during public 
hearings. These documents are on file in RMA-Planning (PLN170098) 
and are hereby incorporated herein by reference. 

  h)  Staff analysis contained in the Initial Study and the record as a whole 
indicate the project could result in changes to the resources listed in 
Section 753.5(d) of the Fish and Game Code. All land development 
projects that are subject to environmental review are subject to a State 
filing fee plus the County recording fee, unless the California 
Department of Fish and Wildlife determines that the project will have 
no effect on fish and wildlife resources. The site has the potential to 
supports migratory birds. For purposes of the Fish and Game Code, the 
project may have a significant adverse impact on the fish and wildlife 
resources upon which the wildlife depends. Therefore, the project will be 
required to pay the State fee plus a fee payable to the Monterey County 
Clerk/Recorder for processing said fee and posting the Notice of 
Determination (NOD). 

  i)  Staff conducted a site inspection on March 10, 2017 to verify that the 
site is suitable for this use. 

  j)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN170098. 

  k)  See supporting Finding Nos. 1 and 2. 
  l)  Monterey County RMA-Planning, located at 1441 Shilling Place, 2nd 

Floor, Salinas, California, 93901, is the custodian of documents and 
other materials that constitute the record of proceedings upon which the 
decision to adopt the negative declaration is based. 

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

Board of Supervisors. 
 EVIDENCE:  Section 21.80.040.C of the Monterey County Zoning Ordinance states 

that the proposed project is appealable to the Board of Supervisors. 
 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  

1. Adopt the Negative Declaration; and  
2. Approve the Use Permit to allow assemblages of people for a 3-day special event for a 

car show and associated car auction with temporary tents, restroom facilities, and an on-
site parking area during “Car Week” 

Both in general conformance with the attached sketch and subject to the attached conditions, 
all being attached hereto and incorporated herein by reference. 

 
PASSED AND ADOPTED this 30th day of May, 2018 upon motion of Commissioner Duflock, 
seconded by Commissioner Ambriz, by the following vote: 
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