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DECISION NO. a_3629
MONTEREY COUNTY ZONING ADMINISTRATOR
STATE OF CALTFORNTA
—.
WHEREAS: The Zoning Administrator of the County of Monterey, State of
California, is considering the Use Permit application of Francis Eil.ihgimod
to allow a par]c.mg lot on portion of Lot 23, Carpenteria Rancho, Ai'omas area,

fronting on U.S,. nghway 101,

‘, and
WHEREAS: Said Zoning Administrat_or‘has considered the Asséssment of Environmental 4,
Effect filed by ol E$lingWOOd | , and
WHEREAS: Said Zo'ning Administrator has. éonsideréd the conﬁnéﬁf'si"’éf *’th'eﬂPl,a_nnin»g
 Department of the County of Monte.rey;, |
NOW, THFREFORF THE ZONING ADMINISTRATOR OF - THE COUNTY OF MONTEREY PINDS

1. (a) That said pfwjec,t will not have the potema,@ .to degfw.de
- the quaLuty o4 the enuuwnmmt '

(b). " That said p/wjec;t wdl hccve no unpaat on lcng ferm
' environmentol goals . .

(c¢) That sald project deE hcwc no cumuﬂa,twa effect upon the
“envLiaonment.

(d) That said project will not cause substantial adverse
effects on human beings, eithen directly on indirectly.

- 2. That said project will have no Axign,éﬁxlaant effect upon the envilwnment

3. That a duplicate original copy of the attached Negative 'DQC,&I/LC(A‘}LOVL be
executed and §iled with the Coun,ty Clenk of the Coun;ty of Momﬁejney

PASSED § ADOPTED this __15tp  day of March R 1579,
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COUNTY OF MONTEREY
STATE OF CALIFORNIA

'NEGATI\/,E_,DE_CL‘ARATIDN

Hep ol 5 an W

_ _SPONSIBLE AGENCY DECI1SION MAKING BODY e o pisen
AHEERT AL MASDHN
COUNTY OF MONTEREY-. Zoning Administrator HONTERE, SLETY CUIRK
PROJECT TITLE o . L moRuTY
_ Francis E114§ngwood :
ADDRESS CITY , COUNTY ZiP
1000 Highway 101 Aromas | HMonterey 95004
CONTACT PERSON —AREA CODE PHONE T EXT.
Lynne H. Hounday, senfor Planner 408 422-3018
THTS PROPOSED PROJECT WiLL NOT HWAVE A SIGNIFICANT EFFECT ON THE ENVIRONMENT AS IT- HAS BEEN
FOUND: (a) That said project will not have the potential to de-= ’

grade the guality of the environment. _

(b) That said project will have no impact on long term en=
vironmental goals. :

{c) That said project will have no cumulative effect upon

. the environment.

(é) That said project will not cause substantial adverse
effects on human beings, either directly or indirectly.

PROJECT DESCRIPTION OF NATURE, PURPOSE, AND BENEFICIARIES

Use permit on portion of Lot 23, Carpenteria Rancho, Aromas area, fropting on
U, 8. Highway 101, to allow a parking let.

PROJECT LOCATION: “ TIME PERIOD PROVIDED\QQ{S§ REVIEW:

Aromas area | APR 12

ADDRESS WHERE COPY OF APPLICATION AND INITIAL STUDY IS AVAILABLE.

% Monterey County PRanning Department
Monterey County Department of Building Ins pection
P. 0. Box 1208
Cowthouse, Salinas, California 93901

WAR 20T

DATE FILED

To BE FILED WITH COUNTY CLERK WHEN NO SleIFJCANE%EFFECT S FOUND.
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1 INTEREY COUNTY
[PLANNING DEPARTMENT

Memore.idum -

T0: Robert Slimmon, Jr., Zoninngdministfator‘,DATE: March 15, 1979 .

FROM: Da1e;E11is/@W R

SUBJECT: Ellingwood Use Permit Application

THE PROPOSAL

Mr. Ellingwood has applied for a Use Péfﬁit7for a 17 acre parking lot (950 spaces)
adjoining the "Red Barn' flea market property. The flea market property is pre-

sently zoned C-Z-P (General Commerclal)vand,is approximately 15 acres in size.

As noted above, the C-2-P property is utilized for a flea market and parking for
that flea market. If the parking can be relocated to adjoining property, the
C-2-P portion would be further developed for various general commercial uses.

BACKGROUND

The flea market has been in operation for several years. Saturdays and Sundays
are the days of operation with Sundays drawing large crowds. On Sundays, parti-
cularly in the spring and summer, the facility is very crowded and existing park-
ing facilities are barely adequate. A Use Permit was recently approved by the
Zoning Administrator for an expanded parking area within the C-Z-P District.
Utilization of that additional space should provide adequate parking for quite
some time. .

RROBLEMS

1. Traffic - The only access to the property is directly from U.S. Highway 101.
Although substantial sight distance exists both north and south, both directions
are on downgrades (southbound slight; northbound substantial) making slowing,
stopping, and turning to enter the property difficult.

Exiting the property is equally difficult, all traffic must leave in a northbound
direction. Merging with the highspeed traffic coming off the downgrade noted
above is dangerous to all parties involved.

Further, if a person leaving wants to go southbound, he must proceed north to Cole
Road and make a '"U" turn into the fast lane of southbound traffic on 101.

2. General Plan Consistency - The North County General Plan designates the area
as '"Rural". Expansion of commercial facilities would not be consistent with that
plan.

3. Growth Inducement - An expansion and development of the commercial use at this
location would seem to give the area a "community center" nature and would undoubtedly
bring requests for additional commercial zoning and uses. Requests for multiple

units could also be anticipated.

4. Loss of residential land - The property for the proposed parking lot is presently
zoned "N-1 Acre Minimum". Further the property in question, based on terrain

would lend itself to 1 acre development. There is short supply of land and zoning
for one acre lots in North Monterey County and that land should be preserved for
timely development.




RECOMMENDAT IONS

1. That the matter be set for a land use hearing without an environmental deter-. 7
mination, or that since this would seem to expand the commereial capabilities of
this site considerably, this application should be referred to the Planning Conunls—
sion for study and policy determlnatlon as to the future character of the area. ‘

2. That at the land use hearmg the appllcatlon be denled based on the four 1tems
above.

3. If the Use Permit is ultlmately approved that a condltlon be placed on the
permit that there be no expansion of commercial use 'on the C-2-P property. If.

that condition is deemed to be not viable or illegal, then a substitute condition
requiring recla351f1cat10n to a "PC-D" (Planned Commercial) District should be
placed on the Use Permit. (Requiring such a district would require approval of

a general development plan and subsequent Zoning Permits for each land use, offering
substantially more control thén presently exists on the property.)

(It is worthwhile to note that substantial development could occur on the C-2-P
property with the only zoning control being that of parking requirements. That
potential is a fact as long as the C-Z-P District exists and that fact will have
to be lived with. The problem should not be aggravated by allowing expans:.on of
the parklng area beyond the bounds of the C-—Z P District.

DE/jt

&
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MONTEREY COUNTY

Memorandum -

[ FLANNING DEPARTMENT
Td: Members of the Planning Commission . . pATE: April 3, ]979

/ moM: Dale Ellis/£:;2¢ﬁ’/idiﬂgégyﬂ

SUBJECT: Zoning Administrator Referral of EITTngwood Use Permit Application

This matter will be considered by your Body at 5:20 p.m. on April 11, 1979.
© REQUEST “ |

The Zoning Administrator hasvreceived a Use Permit»keqdest from Mr. Francis
Ellingwood for a 17 acre parking lot adjacent to and northerly of the Red Barn
Flea Market. The Zoning Administrator has continued his action on this matter

and is asking for the Planning Commission's recommendation.

THE PROPOSAL

Mr. Ellingwood has applied for a Use Permit for a 17 acre parking lot (950 spaces)
adjoining the "Red Barn'' flea market property. The flea market property is pre-
sently zoned C-2-P (General Commercial) and is approximately 15 acres in site. If
the parking can be relocated to adjoining property, the C-2-P portion would further
developed for various general commercial uses. ’

BACKGROUND

The flea market has been in operation for several years. Saturdays and Sundays
are the main days of operation with Sundays drawing large crowds. On Sundays, par-
ticularly in the spring and summer, the facility is very crowded and existing park-
ing facilities are barely adequate. A Use Permit was recently approved by the
Zoning Administrator for an expanded parking area within the C-2-P District. Utili-
sation of that additional space should provide adequate parking for quite some time.

PROBLEMS

In reviewing the Use Permit application, staff identified four problems of a sig-
nificant nature. These problems were recognized by the Zoning Administrator in
his referral action.

1. Traffic - The only access to the property is directly from U.S. Highway 101,
Although substantial sight distance exists both north and south, both direc-
tions are on downgrades (southbound slight; northbound substantial) making
slowing, stopping, and turning to enter the property difficult.

Exiting the property is equally difficult, all traffic must leave in a north-
bound direction. Merging with the highspeed traffic coming off the downgrade
noted above is dangerous to all parties involved,

Further, if a person leaving wants to go southbound, he must proceed north to
Cole Road and make a ''U'' turn into the fast lane of southbound traffic on 101.

P~



Memorandum to Planning Commission
April 3, 1979
Page 2

,‘\'

General Plan Consistency - The North County General Plan designates the area
as ""Rural'., Expansion of commercial facilities would not be consistent with
that plan. The existing commercial zoning fis non-conforming and should be
allowed to remain, but expansion should not be permitted. ' :

‘Growth lnducément;f,An’ekpansioh”and development of the: commercial use at

this location would seem to give the area'a "community center' nature and
would undoubtedly bring requests for additional commercial zoning and uses.
Requests for multiple units could also be anticipated. This area is not
indicated as a community center, therefore,” the expansion would change the

entire character of the area.

Loss of rural residential land - The property for the proposed parking lot
is presently zoned 'N-1 Acre Minimum''. The property in question, based on
terrain would better lend itself to 1 acre development. There is short sup-
ply of land and zoning for one acre ‘lots in North Monterey County and that
land should be preserved for timely residential development.

ACTION

The Planning Commissions' action is to recommend an action to the Zoning Adminis-
trator. - : .

RECOMMENDAT | ON

It is the staff's position that the Planning Commission should recommend to the
Zoning Administrator that: : ‘ ,

1)  The matter should be set for a land use hearing without making an environ-
mental determination, and S ;

2) That the Use Permit permit‘shoufd be denied based upon traffic hazards,
General Plan consistency, growth inducement, and possible loss of rural
residential land. :

DE/dg

’
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MONTEREY COUNTY

Memorandum

TO: Robert Siimmon, Zoning Administrator DATE:  May 10, 1979

/ FROM:  Dale El]is/{:22¢§L/,//

SUBJECT:  ELLINGWOOD USE PERMIT APPLICATION

On March 15, 1979, you received a staff report regafdfng the Planning
Department's concerns on the Ellingwood Use Permit application. Those concerns

were:

1. Traffic - The only access to the property is directly from U. S.
Highway- 101. Although substantial sight distance exists both north
and south, both. directions are on downgrades (southbound slight;
northbound substantial) making slowing, stopping, and turning to
enter the property difficult. ‘

" Exiting the property is equally difficult, all traffic must leave
in a northbound direction. Merging with the highspeed traffic
coming off the downgrade noted above is dangerous to all parties
involved.

Further, if a person leaving wants to go southbound, he must proceed
north to Cole Road and make a '"'U'" turn into the fast lane of south-
bound traffic on 101.

2. General Plan Consistency = The North County General Plan designates
the area as "Rural'. Expansion of commercial facilities would not

be consistent with that plan.

3. Growth |nducement - An expansion and development of the commercial use
at this location would seem to give the area a "eommunity center'
nature and would undoubtedly bring requests for additional commercial
zoning and uses. Requests for multiple units could also be anticipated.

L. Loss of residential land - The property for the proposed parking Tot
is presently zoned HN-1 Acre Minimum'. Further the property in
question, based on terrain would lend itself to 1 acre development.
There is short supply of land and zoning for one acre lots in North
Monterey County and that land should be preserved for timely
development.

After additional review, staff still feels these concerns, particularly
growth inducement and inconsistency, to be valid and should be weighed heavily
in your decision on this matter.

Your action March 15 was to refer the matter to the Planning Commission -
for their recommendation.

S A

[PLANKING D EPARTMENT



On April 11, 1979, the Monterey County Planning CommISSIon considered
your referral regardlng Mr. E]llngwood's Use Premit app]lcatlon for parking lot
adjoining the “Red Barn” f]ea market in the Aromas area.

After receiving the Planning Department s staff report hearlng comments
from the applicant's representative and hearing comments from residents in the
area, the Planning Commission recommends:

1. That the Use Permit be approved, and

2. That the Use Permit be conditioned to requi re landscaplng to lessen the
visual lmpact of the proposed parking lot upon U.S. Highway 101 and

3.”'That the Use Permit be conditiohed to ‘require that the existing.
"C'-2-p-\"" (General Commercial) Zoning District be reclassified to
some other zoning district that would provide for substantially more
control over commercial development than presently exists. The
exact district the "C-2-P-V" property is to be reclassified to is to
 be worked out between the Zoning Administrator and the applicant, but
the reclassification is to include a ''D' or Design Control designation.

/nm
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MONTEREY COUNTY PLANNING UEPARTHMENT RECOM/ENDATION SMEET

P. 0. BOX 1208 SALINAS, CA 93901

T0:  Health Départment T ~ Department of Public Works '
Division of Highways : Water Quality Contxol Board - é
Air Pollution Control Board  DESJT oF ‘}-;244;9&&&71’7_ ol s

FROM: Chris Adamo

DATE: Fehruary ’23, 1979

We would appreciate your Department's recommendations .on the following
'appﬁcaﬂ’oﬂ PY‘" or to Enyironmental 2/15/79:. Public Hearing 4/12/79

APPLICANT: _prancis Ellingwood ZA=3620

- TYPE: llse_Permit

REQUEST: - Parking lot

LOCATION:  Arcmas

'DEPARTMENT COMMENTS:

DEPARTMENT RECOMMENDATIONS:

Sce 4

e e A e

Soihod Selor deted 3 2477
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FRANCIS ELLINGWOOD ,ZA-3629)

APPLICATION: Public-heéring toballona parking 1ot
zdﬁiﬁgs‘~f o "N-J-1 Ac. Min. Bldg. Site" (Rural
'PROPERTYfDESCRIPTION: Portion of Lot 23, Carpenteria Rancho,

Aromas area, fronting on U.S. Highway 101

APPEARANCES : Mr. Lawry, representing Mr. Ellingwood

Discussion concerning whether or not Mr. Ellingwood had posted
notices of Zoning Administrator hearing -- Mr. Lawry stated
Mr. Ellingwood had posted the notices so Zoning Administrator.
Slimmon stated the hearing could be conducted.

Slimmon explained the application. Stated the matter was referred
to the Planning Commission informally. The Commission felt it was -
a land use condition., Slimmon also indicated he did not participate
in the Planning Commission discussion on the item.

Slimmon then read a staff report on the application; Public Works
conditions; Advisory Committee letter recommending denial; CALTRANS
letter; Ronald Ragan letter; Jean Scollard letter; W. R. Coffman
letter; George Thompson letter. o

'Slimmon'further stated that when the matter was referred to the

Planning Commission and the matter of consistency was brought to

their attention, the Commission felt it was a use that was .
existing on the property prior to the "C2" zoning and that it did

comp;y;”

If the Use Permit on the parking lot is,approved, a subStantial

increase in the commercial district could take place. The
concerns of the Commission did not necessarily object to the
expansion but wanted to be able to see the development.

"N'" District does allow a parking lot. Application is therefore
proper -- if application is just for the parking lot.

Planning Commission felt "C2" would be an opportunity to get a

. handle on what is happening.

‘Slimmon stated he would grént the permit subject to the recommended

conditions of CALTRANS, Public Works, landscape screening along
Highway 101, plans to be approved by the Director of Planning;
maintenance of landscaping; lighting plan to be approved by the

Director of Planning; property owned by Mr. Ellingwood now located

in the "C2" Zong be reclassified to "H-1'" Zoning; and that
applicant request rezoning of "C2" property into an H-1-P-D B4
District. _

Negative Declaration adopted.

DRAFT EXCERPT
May 10, 1979 .

EXHIBIT e
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“'*MONTEREY COUN [‘Y

fPLANNING DEPARTMENT

E. W DeN\ARS
DlRECTOR OF PL’ANN

. . v
s RN e

- b .

'farcel umbers 141—013—07 & 45
—3629-D & 3567*D; I-273% 81-127

e

ere granted Use Permit ZAr3629—D to allow a
,QSBT—D to ‘allow, a parking 1ot on parcel

e w.,:n._'u ot

of the Zoning Adminlstrator you w
-:rking lot on parcel’ number 141~031 07“
umber 141~013—45.._ e

rural zonad district. Neither the above Use Permi
Zoning Ordinance. 911 allows for sales on that parcal.gygj
the area £or all display and’ aales activity.'ﬁ A

The former parcel is “located in a
por Section 23. 4 Honterey- County
You must discontinue the use of

.

e latter parcal is zoned general cammercial only along the highway frontage with th‘
ack portion in a rural zoning district.” Use Permit 7A-3567-D does not allow a parking=
lot usg of the rural z0ped i Such use. must be discontinued

portion of_this property. ‘

Please'contact me if you have anyf uestiona

'CAROLYN C. ANDERSON -- .-
Planning Investigator.“

l‘h|

lcc: \Planning Techniciana
' k. John Knight, Department of Building Inspectiou

FileqﬂZA—3629-D and ?Ar3567~




